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DATE: APRIL 27,2006

TO: PLANNING COMMISSION

FROM: MURRY WILSON — PLANNING STAFF

VIA: WARREN HOAG - DIVISION MANAGER, CURRENT PLANNING

SUBJECT: REVISIONS TO THE MALOUIN / COASTAL DEVELOPMENT PERMIT
DRC2004-00066 (REQUESTED BY PLANNING COMMISSION)

RECOMMENDATION: STAFF RECOMMENDS APPROVAL OF THE PROJECT
BASED ON THE ATTACHED FINDINGS AND THE ATTACHED REVISED
CONDITIONS OF APPROVAL.

Discussion:

This item was continued from the January 26, 2006 Planning Commission hearing. The
Planning Commission gave direction to the applicant to return with a project that
addressed the following issue areas: 1) Demonstrate that there are no invisible building
sites (from Highway 1), and if not, that the minimum amount of visual mitigation (berms)
are being proposed (consistent with the North Coast Rural Area Standard — Site
Selection Criteria); 2) include the grading for the future dressage arena as part of this
application; and 3) reduce the area / quantity of disturbance where feasible.

The applicant has submitted revised plans per the direction of the Planning Commission
which includes the following: 1) Siting the single family residence such that the
residence will be completely invisible from anywhere on Highway 1 without the use of
artificial berms (consistent with the North Coast Rural Area Standard - Site Selection
Criteria); 2) siting of a 16,800 square foot dressage arena adjacent to the proposed barn;
and 3) reduction of the total area of disturbance by 10 percent (from 4.95 acres to 4.46
acres).

The project has been modified to allow for siting the single family residence without the
need for an artificial earthen berm (consistent with the North Coast Rural Area Standard
- Site Selection Criteria). Numerous modifications have been made to allow for
construction of the residence without an artificial earthen berm as follows: Relocation of
the building pad approximately 100 feet to the southeast; reduction of the maximum
building footprint from 70' x 80' to 55' x 86"; utilization of a stepped foundation; and a
reduction in the maximum allowed height of the proposed residence.
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An additional project Visibility Confirmation Report (attached to the revised Mitigated
Negative Declaration) dated February 27, 2006 was conducted at the project site to
determine if the revised location would be visible from any portion of Highway 1.
Reference pylons were set at critical project element locations including the roof
ridgeline and the maximum extents of the proposed structural envelope (55' x 86').
Visibility from Highway 1 was determined as follows: As viewed from both northbound
and southbound lanes of Highway 1, no reference pylons representing the residential
structure could be seen. Photographs of the site from Highway 1 with the pylons in place
are shown on Exhibit E and F of the Visibility Confirmation Report. It was concluded that
the residence would not be visible from anywhere along Highway 1 if the project were
constructed consistent with the information provided in Exhibit A, B, and C of the
Visibility Confirmation Report dated February 27, 2006. Mitigation measures
recommended in the April 2004 Visual Assessment are included in the existing
mitigation measures, and are still required to ensure protection of the identified scenic
resource. The mitigation measures have been revised to clarify the application of these
measures to the new project description (Attachement 2).

The applicant has included a dressage arena (discussed at the January 26, 2006
hearing) using the cut from the building pad that was previously proposed to be used to
construct the visual mitigation berm. The site selected for the dressage arena will not
cause any additional visual impacts because the area where the fill will be placed to
create the arena will not be visible from any location on Highway 1. The maximum depth
of fill will be two feet above natural grade therefore the new dressage arena will not be
visible from Highway 1.

The changes to the proposed plans also included reduction of the total area of
disturbance by approximately 10 percent (from 4.95 acres to 4.46 acres). The proposed
changes to the plans (grading areas and quantities) are refelected in Attachment 4 —
Design Changes.

Two additional conditions were recommended at the January 26 Planning Commission
hearing. The new condition numbers 46 and 50 are listed in the attached revised
conditions of approval. Staff has also revised condition number 20 to meet the concerns
of the County and the Calfornia Coastal Commission with regards to the agricultural
easement.

Attachments

Exhibit A - Findings

Exhibit B - Revised Conditions of Approval

Revised Project Plans / Graphics

Design Changes

Revised Mitigated Negative Declaration

January 26, 2006 Planning Commission Memo (via: Matt Janssen)
January 26, 2006 Planning Commission Memo (via: Warren Hoag)
Staff Report dated January 12, 2006 (Original Package)
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EXHIBIT A - FINDINGS

These findings reflect the added findings from the January 26, 2006 Memo (via Matt Janssen)

and the original findings from the January 12, 2006 Staff Report.

Environmental Determination

A

The Environmental Coordinator, after completion of the initial study, finds that
there is no substantial evidence that the project may have a significant effect on
the environment, and the preparation of an Environmental Impact Report is not
necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public
Resources Code Section 21000 et seq., and CA Code of Regulations Section
15000 et seq.) has been issued on November 10, 2005 for this project.
Mitigation measures are proposed to address Aesthetics, Air Quality, Biological
Resources, Cultural Resources, Geology and Soils, Hazards, and Transportation
included as conditions of approval.

Development Plan

B.

The proposed project or use is consistent with the San Luis Obispo County
General Plan because a single-family residence accessory to the agricultural
operations being conducted on a site is an allowable use subject to the
requirements of Title 23 and the LCP.

As conditioned, the proposed project or use satisfies all applicable provisions of
Title 28 of the County Code and the LCP.

The establishment and subsequent operation or conduct of the use will not,
because of the circumstances and conditions applied in the particular case, be
detrimental to the health, safety or welfare of the general public or persons
residing or working in the neighborhood of the use, or be detrimental or injurious
to property or improvements in the vicinity of the use because a single-family
residence accessory to the agricuitural operations does not generate activity that
presents a potential threat to the surrounding property and buildings. This project
is subject to Ordinance and Building Code requirements designed to address
health, safety and welfare concerns.

The proposed project or use will not be inconsistent with the character of the
immediate neighborhood or contrary to its orderly development because a single-
family residence accessory to the agricultural operations is similar to, and will not
conflict with, the surrounding lands and uses.

The proposed project or use will not generate a volume of traffic beyond the safe
capacity of all roads providing access to the project, either existing or to be
improved with the project because a single-family residence accessory to the
existing agricultural operations located on Highway1, a road constructed to a
level able to handle any additional traffic associated with this project.

Coastal Access

G.

The proposed use is in conformity with the public access and recreation policies
of Chapter 3 of the California Coastal Act, because the project is not adjacent to
the coast and the project will not inhibit access to the coastal waters and
recreation areas.
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Sensitive Resource Area

H.

The development will not create significant adverse effects on the natural
features of the site or vicinity that were the basis for the Sensitive Resource Area
designation, and will preserve and protect such features through the site design,
because all project improvements will be located at the closest location, 70 feet
from the identified sensitive resource on the project site (Streams and Riparian
Vegetation).

Natural features and topography have been considered in the design and siting
of all proposed physical improvements because the existing ranch road will
provide access to the residence.

The proposed clearing of topsoil, trees, is the minimum necessary to achieve
safe and convenient access and siting of proposed structures, and will not create
significant adverse effects on the identified sensitive resource, because the
existing ranch road will provide access to the residence and no impacts to the
sensitive resource will occur with the required mitigation.

The soil and subsoil conditions are suitable for any proposed excavation and site
preparation and drainage improvements have been designed to prevent soil
erosion, and sedimentation of streams through undue surface runoff, because
preliminary drainage and site design has been submitted and reviewed by the
Public Works Department for conformance with applicable standards.

Environmentally Sensitive Habitats

L.

There will be no significant impact on the identified sensitive habitat and the
proposed use will be consistent with the biological continuance of that habitat
because the project has been sited to avoid impacts to the sensitive resource /
habitat on the property.

The proposed use will not significantly disrupt the habitat because all
improvements have been sited to avoid impacts to the sensitive resource /
habitat on the property.

Archeological Sensitive Area

N.

The site design and development incorporate adequate measures to enure that
archeological resources will be acceptably and adequately protected because
monitoring will be required during ground disturbance and construction fencing
will be erected around the known portion of the archaeological site.

Wetland setback adjustment

O.

The site would be physically unsuitable for the principal permitted use unless the
setback is reduced along the existing ranch road to provide access to the
proposed building site because no sites that would be invisible from Highway 1
(consistent with visual and scenic resource policies) and be located completely
outside the drainage swale (which contains the sensitive habitat) to locate the
proposed residence and barn without improving the existing ranch road to access
the proposed building site.

The reduction is the minimum (70 feet) that would enable a principle permitted
use to be established on the site because alternative routes to the building site
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have been considered and determined to be more visible and would create a
greater impact because less grading and impacts to sensitive species will be
required to make improvements to the existing road as apposed to creating a
new road that would meet the 100 foot setback requirement along the northern
property line.

Riparian habitat setback adjustment

Q.

Alternative locations and routes are infeasible or more environmentally damaging
because additional impacts to sensitive species on the site would occur by
relocating the location of the access road outside the 100 foot setback.

Adverse environmental effects are mitigated to the maximum extent feasible
because no direct impact to the habitat will occur and mitigation is include to
provide sedimentation and erosion control as well as construction fencing to keep
construction activities outside the habitat area.

The adjustment is necessary to allow a principle permitted use of the property
and redesign of the proposed development would not allow the use with the
standard setbacks because no other location on the lower elevations of the
property (south and west of where the setback adjustment is proposed) would
allow the project to be developed without encroaching into the required setbacks.

The adjustment is the minimum that would allow for the establishment of the
principal permitted use while still addressing all relevant coastal policies and
environmental concerns.
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EXHIBIT B — REVISED CONDITIONS OF APPROVAL

These conditions reflect the conditions added by Staff from the January 26, 2006 Memo (Via
Warren Hoag) and revisions to existing conditions to clarify applicability to the revised project.

Approved Development
1. This approval authorizes:

a. the construction of a one-story approximately 3,500 square foot single family
residence, a one-story approximately 1,800 square foot barn, a dressage
arena, an approximately 4,500 foot long residential driveway, and associated
grading activities.

b. a maximum height for the proposed barn is of 17 feet (as measured from
average natural grade)

c. a maximum height for the proposed residence is-17feet-as-measured-from
the-finished-floorelevation-of 472 5-feet: shall not exceed 491.06 feet at the
ridge elevation, the lower (eastern wall) shall not exceed 485.00 feet (11.00
foot maximum roof surface height), and the upper (west wall) shall not
exceed 490.00 feet (14.00 foot maximum roof surface height).

Conditions required to be completed at the time of application for construction
permits

Site Development
2. Plans submitted shall show all development consistent with the approved site

plan and grading plan provided that the plans shall be revised to show the
maximum extents of grading activities required for project improvements (i.e.
grading control line) consistent with the requirements of the biological
assessment. These plans shall also be reviewed by the visual consultant to
ensure conformance with all recommendations included in the visual assessment
with regards to ereation—of the-berm—and required structural elevations. The
revised plan shall indicate the following and development shall be consistent with
this revised and approved plan:

1) Floor plans and elevations shall be submitted for the barn and residence
that conform to the approved project description stated in condition
number 1 (a) and (b) above.

2) The maximum height of the proposed structures shall be consistent with
condition number 1 (b) and (c) above and all plans shall be consistent
with the visual assessment prepared for the project (i.e. structures not
visible from Highway 1) dated February 27, 2006.

3. The applicant shall apply for an encroachment permit from The California
Department of Transportation (Caltrans) and submit a written acknowledgement
from the department permits office stating that the driveway connection to State
Route 1 has been designed to the satisfaction of the state engineering and
environmental standards.

Aesthetics
4, The applicant shall provide an exterior lighting plan. The plan shall include the
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height, location, and intensity of all exterior lighting. All lighting fixtures shall be
shielded so that neither the lamp or the related reflector interior surface is visible
from Highway 1 and the key viewing areas identified in the visibility assessment
(April 2004). All lighting poles, fixtures, and hoods shall be dark colored. This

plan shall be implemented prior to final inspection or occupancy, whichever
occurs first.

An erosion control/ seeding plan shall be prepared by a qualified erosion control
and revegetation expert and approved by the appropriate County representative.
The erosion control strategy shall include a mechanical component such as
erosion control blanket, as well as a seed mix consisting of grass species found
on the adjacent hillsides. Successful erosion control measures will reduce the
potential for gullying and visual scars on the berm (may be combined with
sedimentation and erosion control plan).

The project applicant shall retain a qualified revegetation and erosion control
expert to monitor the success of the erosion control and grass revegetation
efforts for period of 2 years after construction. Between the months of October
and April the monitor shall make bi-monthly site visits, identify any deficiencies,
and recommend measures to fix deficiencies. The project applicant shall
implement the recommendations of the monitor. The monitor shall provide an
annual written report of the progress to the appropriate County representative.

The roofs of the residential and barn structures should be designed with hipped
rooflines. Roof and wall colors shall be limited to earth tones, muted greens,
browns and grays and no brighter than 6 in chroma and value on the Munsell
Color Scale on file in the County Department of Planning and Building. No shiny
metal or glazed tile roofing material shall be used. These measures will ensure
visual compatibility between the structures and the setting if for some reason in
the future the effectiveness of the berm is compromised.

of—the—water—tanks—as—seen—from—Highway—— The tanks shall be located
underground or in a location that the water tanks will not be visible from Highway
1.

Fire Safety

9.

All plans submitted to the Department of Planning and Building shall meet the fire
and life safety requirements of the California Fire Code. Requirements shall
include, but not be limited to those outlined in the Fire Safety Plan, prepared by
the CDF/County Fire Department for this proposed project and dated November
2, 2004.

Services

10.

The applicant shall submit evidence that there is adequate water to serve the
proposal, on the site.
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The applicant shall submit evidence that a septic system, adequate to serve the
proposal, can be installed on the site.

Biology

12.

13.

The limits of disturbance shall be shown on the project plans. Ground
disturbance shall be confined to the smallest possible area during grading and
construction activities.

A qualified botanist shall develop a restoration and monitoring plan that will be
approved by the County Planning Department prior to its implementation. The
restoration and monitoring plan shall include the following activities:

a) Prior to any ground disturbing activities, a qualified botanist shall
inventory the area to be impacted (impact area) and record the number of
paintbrush plants to be removed, the number of paintbrush plants in the
surrounding area that will not be removed, and document all the number of each
species of other associated plant species in the impact area. Similarly, the
paintbrush populations on the remainder of the property shall be accurately
mapped and counted.

b) Topsoil from the impact area shall be collected and stockpiled until
project activities cease, after which the topsoil shall be replaced on the cut and fill
slopes.

c) Atleast one year from restoring the topsoil to the cut and fill slopes, a
qualified botanist shall monitor the plant regeneration in the impact area by
documenting the numbers of paintbrush plants that regenerate in the area. The
number of each species of other associated plants shall also be documented in
the impact area. Monitoring efforts should be conducted during the flowering
period for the paintbrush so that it can be identified if it occurs in the impact area.

d) At the conclusion of the monitoring effort, the botanist shall submit a
monitoring report to the County Planning Department documenting the findings of
the restoration efforts. If plants do not regenerate the first year, monitoring in
two subsequent years during the paintbrush flowering period shall be required,
with submittal of a monitoring report to the County. Upon approval of the final
monitoring report by the County, restoration efforts would cease.

e) Construction fencing shall be erected prior to ground disturbance
around the on-site drainage swale. (Added condition from Jan. 26, 2006 Memo)

Geology

14.

15.

16.

The roadbed design shall be based on sampling and testing of the underlying
rock. The results of the sampling and testing shall be submitted with the
proposed road design.

The location of the on-site wastewater disposal system shall be located a
minimum of 50 feet from any structure and sited where adequate percolation
rates and sufficient unsaturated permeable sediments or rock are present.
Disposal sites shall be located away from steep slopes where surfacing effluent
could occur.

The applicant shall submit a Storm Water Pollution Prevention Plan to the
Department of Planning and Building.
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17. The applicant shall submit a sedimentation and erosion control plan (CZLUO
Section 23.05.036) for review and approval by the County Planning Department.

18. The applicant shall submit a drainage plan (CZLUO Section 23.05.042) for
review and approval by the County Planning Department.

Conditions to be completed prior to issuance of a construction permit

Fees
19. The applicant shall pay all applicable school and public facilities fees.

Agriculture

20. The applicant shall-establish-record an agricultural easement over the remaining
agricultural lands not proposed for non-agricultural development in a form
approved by County Counsel and as set forth in Section 23.04.420g(4).
for the portion of the site supporting grazing / agricultural operations. The
easement shall also be established over the remaining paintbrush populations.

Cultural Resources

21. The applicant shall submit a monitoring plan, prepared by a subsurface-qualified
archaeologist, for the review and approval by the Environmental Coordinator.
The consulting archaeologist responsible for the monitoring program shall be
provided with a copy of the previous archaeological investigations (Singer,
2004).The monitoring plan shall include at a minimum:

A. List of personnel involved in the monitoring activities;

B. Description of how the monitoring shall occur;

C. Description of frequency of monitoring (e.g. full-time, part-time, spot
checking);

D Description of what resources are expected to be encountered;

E Description of circumstances that would result in the halting of work at the
project site (e.g. What is considered “significant’” archaeological
resources?);

F. Description of procedures for halting work on the site and notification
procedures;

G. Description of monitoring reporting procedures.

Conditions to be completed during project construction

Aesthetics

22. Prior to framing inspection and after completion of rough grading of the site and
berm, a qualified visual resource expert shall verify the—effectiveness—and
appearance—ofthe-berm—relative—to the proposed structure is not visible from
Highway 1. Reference flags or markers shall be erected at the critical dimensions
of the proposed residential and barn structure. The project site shall be viewed
from the key visibility areas along Highway 1 identified in the Visibility Assessment,
Morro Group, April 2004. If it appears after the final grading the residence or barn
will be visible abeve-the-berm, recommendations shall be made to eliminate such
V|S|blllty If necessary, flnal adjustments shall be implemented to ensure that—the
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24.
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landform. the structures are not visible from Highway 1. Artificial berms or
landscaping shall not be used to mitigate any potential visual impacts of the
structure.

Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied during
final grading as a surface layer to the—entire-berm. disturbed soil areas. This
measure will reduce the potential visible contrast between the berm disturbed soil
areas and the adjacent hillside and will promote grass growth. (Added condition
from Jan. 26, 2006 Memo and revised for new project)

No solid fencing or walls shall be installed if they can be seen from Highway 1.
Fencing shall have an open character and be agriculture or rural in appearance.
Colors shall generally be earth-toned, and white or light colored materials or paint
shall not be used. No site amenities such as sheds, storage areas, stockpiles, etc.
shall be built or placed alorg-the-outside-of-the-berm where they would be visible
from Highway 1. This measure will reduce visible contrast with the rural setting as

seen from Highway 1. (Added condition from Jan. 26, 2006 Memo and revised for
new project)

Building Height

25.

26.

Prior to approval of the foundation inspection, the control point shall be inspected
by a building inspector prior to pouring footings or retaining walls, as an added
precaution.

Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the allowable
height and the actual height of the structure. This certification shall be prepared by
a licensed surveyor or civil engineer.

Air Quality

27.

28.

29.

30.

31.

The applicant shall reduce the amount of the disturbed area where possible.

The applicant shall use water trucks or sprinkler systems in sufficient quantities to
prevent airborne dust from leaving the site. Increased watering frequency shall be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water
shall be used whenever possible.

All dirt stock-pile areas shall be sprayed daily as needed.

Permanent dust control measures identified in the approved project revegetation
and landscape plans shall be implemented as soon as possible following
completion of any soil disturbing activities.

Upon completion of initial site-disturbance/grading activities, exposed ground
areas that are planned to be reworked at dates greater than one month after initial
grading shall be sown with a fast-germinating native grass seed and watered until
vegetation is established.
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32. All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the erosion control expert.

33. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon
as possible. In addition, building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

34. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site.

35. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVC Section 23114.

36. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or
wash off trucks and equipment leaving the site.

37. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads.

Geology

38. Cut and fill slopes of 2:1 are recommended for newly created cut and fill slopes.

39. Upon completion of grading activites and as soon as feasible, drainage
improvements shall be installed to handle winter rainfall runoff in the vicinity of the
proposed structures and roadway and designed to prevent erosion.

40. The project engineer shall observe the leach field excavations to ensure

compliance with the recommendations of the geotechnical reports and present the
findings in an “as-graded” report prepared by the engineer of record prior to final
inspection.

Conditions to be completed prior to occupancy or final building inspection
/establishment of the use

Fire Safety

41.

To minimize potential fire safety impacts, the applicant agrees to abide by the
recommendations made by the California Department of Forestry (November 2,
2004 letter), and the Fire Safety Standards (CZLUO Sec. 23.05.086). All conditions
stated in the fire safety plan shall be met prior to final inspection.

Aesthetics

42,

The applicant shall provide verification (by means of consultation with the projects
visual consultant and written documentation) that all required recommendations to
reduce project visibility (numbers 1-10 from the Visibility Assessment) have been
implemented to the satisfaction of the County of San Luis Obispo per the
recommendation of the Visibility Assessment, Morro Group, April 2004; and
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consistent with the Visibility Confirmation Letter {August2004} dated February 27,

2006.

To the greatest extent possible, final grading of the-berms-and all other earthwork
shall be constructed with a rounded transition between adjacent slope and grade-
angles. The radius of the rounding shall be as large as possible. This slope
rounding measure will reduce the angular appearance of the-berms-and-ether
earthwork as seen from State Highway 1 and the Key Viewing Areas.

Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied
during final grading as a surface layer to the-entire-berm 0 all exposed graded
areas. This measure will reduce the potential visible contrast between the-berm
graded areas and the adjacent hillside and will promote grass growth.

Archaeology

45,

Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection (whichever occurs first), the consulting archaeologist shall submit
a report to the Environmental Coordinator summarizing all monitoring/mitigation
activities and confirming that all recommended mitigation measures have been
met. If the analysis included in the Phase Il program is not complete by the time
final inspection or occupancy will occur, the applicant shall provide to the
Environmental Coordinator, proof of obligation to complete the required analysis.

General Conditions

46.

The applicant shall provide permanent fencing around the sensitive wetland,
riparian habitat and pond to keep grazing animal from disturbing the habitats.
(Added condition from Jan. 26, 2006 Planning Commission hearing)

On-going conditions of approval (valid for the life of the project)

Aesthetics

47.

48.

49.

No solid fencing or walls shall be installed if they can be seen from Highway 1.
Fencing shall have an open character and be agriculture or rural in appearance.
Colors shall generally be earth-toned, and white or light colored materials or paint
shall not be used. No accessory structures or site amenities such as sheds,
storage areas, stockpiles, etc. shall be built or placed aleng-the—outside-of-the
berm where they would be visible from Highway 1. This measure will reduce
visible contrast with the rural setting as seen from Highway 1.

Planting of vegetation and/or construction of additional structures visible from
Highway 1 may result in significant visual impacts. A visual analysis shall be
conducted for future site improvements potentially visible from Highway 1.

Absolutely no trees, shrubs, or ground cover shall be planted en-er-around-the
ea#hen—berm such that the plant would be visible from nghway 1. No-ireesor

be-seen—from—Highway—- Only grasses S|m||ar to the existing grass on the
adjacent hillsides shall be planted er-the-side-of-the-berm where visible from the
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highway. No supplemental irrigation shall be applied to the grasses once they
have been established. This measure will reduce noticeability of the project site,
and will minimize visual contrast between the project site and the adjacent
landcover.

General Conditions

50.

51.

52.

The proposed barn shall not be used for residential purposes without first

securing a land use permit pursuant to section 23.08.041(a). (Added condition
from Jan. 26, 2006 Planning Commission hearing)

This land use permit is valid for a period of 24 months from its effective date
unless time extensions are granted pursuant to Land Use Ordinance Section
23.02.050 or the land use permit is considered vested. This land use permit is
considered to be vested once a construction permit has been issued and
substantial site work has been completed. Substantial site work is defined by
Land Use Ordinance Section 23.02.042 as site work progressed beyond grading
and completion of structural foundations; and construction is occurring above
grade.

All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply
with these conditions of approval may result in an immediate enforcement action
by the Department of Planning and Building. If it is determined that violation(s) of
these conditions of approval have occurred, or are occurring, this approval may
be revoked pursuant to Section 23.10.160 of the Land Use Ordinance.
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DESIGN CHANGES - COMPARISON WITH

PREVIOUS PLAN — Malouin Harmony Project

DRC-2004-00066

Description Old Plan (rev.10) New Plan (rev.11) Diff
Residence

Cut Amount (Cubic Yards) 8000 4900 -39%
Fill Amount (Cubic Yards) 1200 270 -T7%
Area of Disturbance 1.50 acres 0.71 acre -53%
Barn — incl. Dressage arena

Cut Amount (Cubic Yards) 550 0 -100%
Fill Amount (Cubic Yards) 550 3530 +642%
Area of Disturbance 0.52 acre 0.75 acre +44%
Driveway

Cut Amount (Cubic Yards) 1500 1500 same
Fill Amount (Cubic Yards) 1500 2600 +73%
Area of Disturbance 3.0 acres 3.0 acres same
Totals — incl. Dressage arena

Cut Amount (Cubic Yards) 10,050 6400 -36%
Fill Amount (Cubic Yards) 3,250 6400 +97%
Area of Disturbance 4.95 acres 4.46 acres -10%
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COUNTY dF SAN Luis OBISPO | FOR OFFICIAL USE ONLY (MW)
MITIGATED NEGATIVE DECLARATION & NOTICE OF DETERMINATION

ENVIRONMENTAL DETERMINATION NO. ED04-231 DATE: November 10, 2005
Revised: April 6, 2006

PROJECT/ENTITLEMENT: Malouin Development Plan  /Coastal Development Permit DRC2004-

00066
APPLICANT NAME: Jim Malouin
ADDRESS: P.0O. Box 2412, Harmony, CA 93435
CONTACT PERSON: Same as applicant Telephone: 951-217-3327

PROPOSED USES/INTENT: The negative declaration issued on November 10, 2005, described the
proposed project as a request to allow for the establishment of an approximate 3,500 square foot
single family residence, an approximate 1,800 square foot one-story barn, an approximate 4,500 foot
long residential driveway, and related grating activities, which will result in the disturbance of
approximately 4.95 aces of disturbance on a 120 acre parcel. The Planning Commission requested
relocation of the proposed building site (to reduce visual impacts), as well as include a 16,800
square foot dressage arena as part of the application. This has resulted in a reduction of the total
area of disturbance from 4.95 acres to 4.46 acres, and reduction of the total area of disturbance by
10 percent (from 4.95 acres to 4.46 acres).

LOCATION: The proposed project is within the Agriculture land use category and is located on Highway 1
approximately 4,335 feet (0.82 miles) south of Harmony Valley Road and the community of
Harmony.

LEAD AGENCY: County of San Luis Obispo Department of Planning & Building
County Government Center, Rm. 310
San Luis Obispo, CA 93408-2040

OTHER POTENTIAL PERMITTING AGENCIES: California Department of Fish and Game

ADDITIONAL INFORMATION: Additional information pertaining to this environmental determination may
be obtained by contacting the above Lead Agency address or (805) 781-5600.

COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT .....ccooomiiimirnnicinnne 5 p.m. on April 20, 2006
30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

G:\Virtual Project Files\Land Use Permits\Fiscal 2004-2005\Development Plan_Conditional Use Permits\DRC2004-00066
MALOUIN\Environmental Determination\MalouinNDCOV_MW_revised.doc
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Notice of Determination State Clearinghouse No.
This is to advise that the San Luis Obispo County as [] Lead Agency
] Responsible Agency approved/denied the above described project on , and has

made the following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for
this project pursuant to the provisions of CEQA. Mitigation measures were made a condition of the
approval of the project. A Statement of Overriding Considerations was not adopted for this project.
Findings were made pursuant to the provisions of CEQA.

This is to certify that the Negative Declaration with comments and responses and record of project approval is
available to the General Public at:

Department of Planning and Building, County of San Luis Obispo,
County Government Center, Room 310, San Luis Obispo, CA 93408-2040

Murry Wilson County of San Luis Obispo

Signature Project Manager Name Date Public Agency

G:\Virtual Project Files\Land Use Permits\Fiscal 2004-2005\Development Plan_Conditional Use Permits\DRC2004-00066
MALOUIN\Environmental Determination\MalouinNDCOV_MW_revised.doc
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Revised Project Information

After circulation of the Mitigated Negative Declaration, the project was reviewed by the
Planning Commission and the commission requested relocation of the proposed buiiding
site so as to eliminate the need for a visual mitigation berm (consistent with the North
Coast Rural Area Standard - Site Selection Criteria), and to include the dressage arena
as part of this application. The grading plans have been revised for the purpose of: siting
the single family residence (consistent with the North Coast Rural Area Standard - Site
Selection Criteria); siting of a 16,800 square foot dressage arena adjacent to the
proposed barn, and reduction of the total area of disturbance by 10 percent (from 4.95
acres to 4.46 acres). These changes could effect the analysis of the following sections:
Aesthetics and Cultural Resources.

Aesthetics: The project has been modified to allow for siting the single family residence
without the need for an artificial earthen berm (consistent with the North Coast Rural
Area Standard - Site Selection Criteria). Numerous modifications have been made to
allow for construction of the residence without an artificial earthen berm as follows:
Relocation of the building pad approximately 100 feet to the southeast; reduction of the
maximum building footprint from 70' x 80" to 55' x 86 utilization of a stepped
foundation; and a reduction in the maximum height of the proposed residence.

An additional project Visibility Confirmation Report (attached) dated February 27, 2006
was conducted at the project site to determine if the revised location would be visible
from public views. Reference pylons were set at critical project element locations
including the roof ridgeline and the maximum extents of the proposed structural
envelope (55' x 86'). Visibility from Highway 1 was determined as follows: As viewed
from both northbound and southbound lanes of Highway 1, no reference pylons
representing the residential structure could be seen. Photographs of the site from
Highway 1 with the pylons in place are shown on Exhibit E and F. It was concluded that
the residence would not be visible from anywhere along Highway 1 if the project were
constructed consistent with the information provided in Exhibit A, B, and C of the
Visibility Confirmation Report dated February 27, 2006. Mitigation measures
recommended in the April 2004 Visual Assessment as reflected in the revised project
are included in the existing mitigation measures, and are still required to ensure
protection of the identified scenic resource. The mitigation measures have been revised
to clarify the new project description.

The addition of the dressage arena to this project will not cause any additional aesthetic
impacts because the area where the fill will be placed to create the arena will not be
visible from any location on Highway 1 since the maximum depth of fill will be two feet
above natural grade.

Cultural Resources: The location of the dressage arena will be over 100 feet from the
identified archaeological site on the property. Grading associate with the proposed
residence is located more than 250 feet from the identified archaeological site. Both
changes to the plans have considered the identified archaeological resource and will not
impact that resource. The project is currently conditioned to have an archaeological
monitoring plan which will include monitoring of all grading / excavation activities. The
existing mitigation will ensure protection of the archaeological resource on the project
site and no further mitigation will be required to protect the identified archaeological site.
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Revised Mitigation:

No new impacts have been identified from the proposed changes to the project and the
impacts will be lessened by siting of the residential structure in the revised location. The
following conditions have been revised or are no longer applicable due to project
revisions (condition numbers from the January 26, 2006 Memo to Planning
Commission): 1. (b), 2, 8, 22, 28, 24, 42, 43, 44, 46, and 48.

Condition 1. (b): maximum height for the proposed barn is shall be 17 feet as
measured from average natural grade and the maximum ridge height of the proposed
residence is{7feet-as-measuredirom-the-finished-floorelevation-of-472-5feet: shall not
exceed 491.06 feet at the ridge elevation, the lower (eastern wall) shall not exceed
485.00 feet (11.00 foot maximum roof surface height), and the upper (west wall) shall
not exceed 490.00 feet (14.00 foot maximum roof surface height).

Condition 2: Plans submitted shall show all development consistent with the approved
site plan and grading plan provided that the plans shall be revised to show the maximum
extents of grading activities required for project improvements (i.e. grading control line)
consistent with the requirements of the biological assessment and shall also be reviewed
by the visual consultant to ensure conformance with all recommendations included in the
visual assessment with regards to ereation—of the—berm—and required structural
elevations. The revised plan shall indicate the following and development shall be
consistent with this revised and approved plan:

1) Floor plans and elevations shall be submitted for the barn and residence
that conform to the approved project description stated in condition
number 1 (a) and (b) above.

2) The maximum height of the proposed structures shall be consistent with
condition number 1 (b) above and all plans shall be consistent with the
visual assessment prepared for the project (i.e. structures not visible from
Highway 1) dated February 27, 2006.

tanks—as—seen—tmm—#hghway—‘l— The tanks shall be Iocated underqround orina Iocatlon

that the water tanks will not be visible from Highway 1.

The condition has been re-written to address potential visibility of the water tanks
provided they cannot be sited as shown on the current plans.

Condition 22: Prior to framing inspection and after completion of rough grading of the
site and-berm, a qualified VIsuaI resource expert shall verify the—efectiveness—and
the proposed structure is not visible from Highway 1.
Reference flags or markers shall be erected at the critical dimensions of the proposed
residential and barn structure. The project site shall be viewed from the key visibility
areas along Highway 1 identified in the Visibility Assessment, Morro Group, April 2004. If
it appears after the final grading the residence or barn will be visible abeve-the-berm,
recommendations shall be made to eliminate such visibility. If necessary, final

adjustments shall be implemented to ensure that-the-berm-will-successtullyhide—the
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structure-and-will-appear-as-anatdurally-oecurringlandform. the structures are not visible
from Highway 1.

Condition 23: Topsoil from all disturbed areas shall be removed, stockpiled, and
reapplied during final grading as a surface layer to the-entire-berm. disturbed soil areas.
This measure will reduce the potential visible contrast between the berm disturbed soil
areas and the adjacent hillside and will promote grass growth.

Condition 24: No solid fencing or walls shall be installed if they can be seen from
Highway 1. Fencing shall have an open character and be agriculture or rural in
appearance. Colors shall generally be earth-toned, and white or light colored materials
or paint shall not be used. No site amenities such as sheds, storage areas, stockpiles,
etc. shall be built or placed alerg-the-outside—of the-berm where they would be visible
from Highway 1. This measure will reduce visible contrast with the rural setting as seen
from Highway 1.

Condition 42: The applicant shall provide verification (by means of consultation with
the projects visual consultant and written documentation) that all required
recommendations to reduce project visibility (numbers 1-10 from the Visibility
Assessment) have been implemented to the satisfaction of the County of San Luis
Obispo per the recommendation of the Visibility Assessment, Morro Group, April 2004;
and consistent with the Visibility Confirmation Letter (August-2004} dated February 27,
2006.

Condition 43: To the greatest extent possible, final grading of the-berms—and all ether
earthwork shall be constructed with a rounded transition between adjacent slope and
grade-angles. The radius of the rounding shall be as large as possible. This slope
rounding measure will reduce the angular appearance of the-berms-and-other earthwork
as seen from State Highway 1 and the Key Viewing Areas.

Condition 44: Topsoil from all disturbed areas shall be removed, stockpiled, and
reapplied during final grading as a surface layer to the-entire-berm to all exposed graded
areas. This measure will reduce the potential visible contrast between the-berm graded
areas and the adjacent hillside and will promote grass growth.

Condition 46: No solid fencing or walls shall be installed if they can be seen from
Highway 1. Fencing shall have an open character and be agriculture or rural in
appearance. Colors shall generally be earth-toned, and white or light colored materials
or paint shall not be used. No site amenities such as sheds, storage areas, stockpiles,
etc. shall be built or placed along-the-outside-of-the-berm where they would be visible
from Highway 1. This measure will reduce visible contrast with the rural setting as seen
from Highway 1.

Condition 48: Absolutely no trees, shrubs, or ground cover shall be planted en-ef
a%eund—the—eaﬂhen—berm such that the pIant would be VISIble from nghway 1 No-trees

seen—from—Highway—1- Only grasses similar to the existing grass on the adjacent
hillsides shall be planted on-the-side-ofthe-berm where visible from the highway. No
supplemental irrigation shall be applied to the grasses once they have been established.
This measure will reduce noticeability of the project site, and will minimize visual contrast
between the project site and the adjacent landcover.
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Conclusion / Findings: The project has been revised per the request of the Planning
Commission (January 26, 2006 hearing). The project, as revised, does not raise any
new issues not previously discussed in the Mitigated Negative Declaration. The revisions
that were requested by the Planning Commission do not require the need for
recirculation of the Mitigated Negative Declaration because the Mitigated Negative
Declaration was not “substantially revised.” As defined in the criteria set forth in CEQA
Guidelines Section 15073.5. (a), (b), and (c) addressing a substantially revised project
as follows: a) no new and avoidable significant effects have been identified and no new
mitigation or project revisions must be added to reduce the effect of the project to a less
than significant level; and b) the Lead Agency has determined that the proposed
(existing) mitigation measures will reduce potential significant impacts and no new
measures will be required.

Recirculation is not required because no new mitigation is required to mitigate potential
impacts in the above mentioned areas (Aesthetics and Cultural Resources). Mitigation
measures have been replaced with equal or more effective mitigation that will reflect the
changes to the project and clarify the existing mitigation measures.
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February 27, 2006

Morro
Jim Malouin GROUP’ INC‘

3255 State Highway One Environmental Services
Cayucos, CA 93430

SUBIJECT:  Malouin Residence Visibility Analysis Project Visibility Confirmation — Revised
Project with No Berm

Dear Mr. Malouin:

This letter is intended to provide confirmation of the extent of visibility of specific project
features proposed as part of the Malouin residential development east of Highway 1 near
Harmony. This confirmation effort was conducted at the request of Mr. Malouin in response to
comments provided by the San Luis Obispo County Planning Department and the Planning
Commission. The focus of this effort was to determine the visibility of the newly relocated,
repositioned and resized residential structure. As described by Mr. Malouin, this revised site and
building design concept does not rely on artificial earthen berms to eliminate visibility from the
Highway 1 corridor. The site plan on which this assessment is based is shown on Exhibit A.
This confirmation review supplements information provided in the Visibility Assessment
prepared by the Morro Group and Robert Carr in April, 2004 for this project.

On February 25, 2006 Robert Carr, visual resource consultant met at the project site with Jim
Malouin for the purpose of determining the extent of visibility of the revised residential site
location. Prior to the meeting Mr. Malouin had surveyed and installed reference pylons at critical
project element locations such as the roof ridgeline and structure envelope. At the project site,
the heights and locations of the pylons were checked by Mr. Carr for accuracy relative to the
applicant's topographic mapping and proposed site plan. Exhibits B and C indicate the surveyed
pylon point data proposed by Mr. Malouin and observed by Mr. Carr. Exhibits D, E, and F
consist of photographs providing a photographic record of the on-site reference pylons as seen
from the immediate project area.

Following the project on-site inspection, Mr. Carr conducted a visibility assessment of the
project from Highway 1. Based on this assessment, using binoculars as well as un-aided vision,
project visibility was determined as follows:

e As viewed from both the northbound and southbound lanes of Highway 1, no reference
pylons representing the residential structure could be seen. Photographs of the site from
Highway 1 with the pylons in place are shown on Exhibits E and F. It was concluded that

1422 MONTEREY STREET, SUITE C200 ¢ SAN LUIS OBISPO, CA 93401 + (805) 543-7095  FAX 543-2367
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the residence would not be visible from anywhere along Highway 1 if the project were
constructed consistent with the information provided in Exhibits A, B and C.

Mr. Jim Malouin Malouin Residence Visibility Assessment

It is important to note that the mitigation measures recommended in the April, 2004 Visual
Assessment should be implemented to ensure the greatest protection of scenic resources. In

addition, the proposed "barn”, analyzed in the previous Visibility Assessment was not re-
evaluated as part of this field review.

{Bi-Henry, AICP
Vice President R
Morro Group, Inc.

H070 e

Visual Resource Consultant
Landscape Architect 3473

Morro Group, Inc. 2
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Mr. Jim Malouin

Malouin Residence Visibility Assessment

PYLON PLACEMENT - MALOUIN HARMONY PROJECT DRC2004-00066
Dated 2/14/06.
lowest level middle level upper level
479’ 017 native elev. 483 047 485711~
5° 11” pylon length 8’ 027 4 017 #1
4857 007 roof surface elev. 491’ 06” 490° 00
11° 00” max. surface ht. 17° 06> 14° 007
- S N
8] 0
0] R
T T
H H
477 09 native elev. 4827 02 484’ 107
7> 03” pylon length 9’ 04> 5’027 #2
485 00” roof surface elev. 491’ 06” 490° 00>
117 00” max. surface ht. 17° 06” 14’ 007
477" 10” native elev. 481° 107 484’ 00”
7’ 02” pylon length 9> 08~ 6’ 00” #3
485 00” roof surface elev. 491’ 06” 460° 00~
117 00” max surface ht. 17° 067 14’ 00~
S S
I I
D D
E E
477 037 native elev. 481° 057 483 06~
7’ 03 pylon length 907 6’ 007 #4
484’ 06” roof surface elev. 491’ 00”7 4897 06~
10° 06” max surface ht. 17° 00~ 137 06"
Malouin residence Pylon data provided by applicant
February 25, 2006
EXHIBIT B

Morro Group, Inc. 4
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Malouin Residence Visibility Assessment

Mr. Jim Malouin

SPECIFICATIONS:

residence pad size tested = 55° x 86°

pad elevations :  garage 473 04”
lower floor 474° 00”
upper floor 476> 00”

maximum ridge elevation 491° 06
maximum lower wall elevation 485° 00” (117 00” max. roof surface height)
maximum upper wall elevation 490’ 00” (14’ 00” max. roof surface height)

Project specifications provided by applicant

EXHIBIT C

Malouin residence
February 25, 2006

Morro Group, Inc.
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DESIGN CHANGES — COMPARISON WITH

PREVIOUS PLAN — Malouin Harmony Project

DRC-2004-00066

Description Old Plan (rev.10) New Plan (rev.11) Diff
Residence

Cut Amount (Cubic Yards) 8000 4900 -39%
Fill Amount (Cubic Yards) 1200 270 -77%
Area of Disturbance 1.50 acres 0.71 acre -53%
Barn — incl. Dressage arena

Cut Amount (Cubic Yards) 550 0 -100%
Fill Amount (Cubic Yards) 550 3530 +642%
Area of Disturbance 0.52 acre 0.75 acre +44%
Driveway

Cut Amount (Cubic Yards) 1500 1500 same
Fill Amount (Cubic Yards) 1500 2600 +73%
Area of Disturbance 3.0 acres 3.0 acres same
Totals — incl. Dressage arena

Cut Amount (Cubic Yards) 10,050 6400 -36%
Fill Amount (Cubic Yards) 3,250 6400 +97%
Area of Disturbance 4.95 acres 4.46 acres -10%
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DIRECTOR

Date: January 26, 2006

To: Planning Commission

From: Murry Wilson — Planning Staff

Via: Matt Janssen — Supervising Planner, Current Planning

Subject: Added findings for ltem 1, Malouin Development Plan / Coastal Development
Permit DRC2004-00066

In addition to the findings discussed on pages 2-13 and 2-14 (Exhibit A —Findings) of the
staff report, staff would like to add the following findings which are required for an
adjustment to wetland and riparian habitat setbacks:

Wetland setback adjustment

0. The site would be physically unsuitable for the principal permitted use unless the
setback is reduced along the existing ranch road to provide access to the
proposed building site because no sites that would be invisible from Highway 1
(consistent with visual and scenic resource policies) and be located completely
outside the drainage swale (which contains the sensitive habitat) to locate the
proposed residence and barn without improving the existing ranch road to access
the proposed building site.

P. The reduction is the minimum (70 feet) that would enable a principle permitted
use to be established on the site because alternative routes to the building site
have been considered and determined to be more visible and would create a
greater impact because less grading and impacts to sensitive species will be
required to make improvements to the existing road as apposed to creating a
new road that would meet the 100 foot setback requirement along the northern
property line.

Riparian habitat setback adjustment

Q. Alternative locations and routes are infeasible or more environmentally damaging
because additional impacts to sensitive species on the site would occur by
relocating the location of the access road outside the 100 foot setback.

R. Adverse environmental effects are mitigated to the maximum extent feasible
because no direct impact to the habitat will occur and mitigation is include to
provide sedimentation and erosion control as well as construction fencing to keep
construction activities outside the habitat area.

COUNTY GOVERNMENT CENTER - SAN Luis OBispo «  CALIFORNIA 93408 . (805) 781-5600

EMAIL: planning@co.slo.ca.us -« Fax: (805) 781-1242 . WEBSITE: http://www.sloplanning.org
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The adjustment is necessary to allow a principle permitted use of the property
and redesign of the proposed development would not allow the use with the
standard setbacks because no other location on the lower elevations of the
property (south and west of where the setback adjustment is proposed) would
allow the project to be developed without encroaching into the required setbacks.

The adjustment is the minimum that would allow for the establishment of the
principal permitted use while still addressing all relevant coastal policies and
environmental concerns.
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DIRECTOR

Date: January 26, 2006

To: Planning Commission

From: Murry Wilson — Planning Staff

Via: Warren Hoag — Division Manager, Current Planning }(

Subject: Changes to Staff Report for Item 1, Malouin Development Plan / Coastal
Development Permit DRC2004-00066

This item was continued from the January 12, 2006 Planning Commission hearing.
Please bring your staff report from the previous hearing because that report will
not be reproduced in full. This memo addresses incorrect data provided in the prior
staff report regarding the visibility assessment, and includes additional exhibits related to
the visibility assessment and presents revised conditions incorporating the additional
conditions that were added at the previous hearing by staff as an attachment.

Update to Visibility Assessment (page 2-4)

The following discussion of project visibility supersedes the information discussed on
page 2-4 of the staff report. During the initial site selection process, staff visited the site
with the applicant and reviewed the Visibility Assessment (April 2004) prepared for the
project. During an on-site meeting between staff and the applicant, staff suggested
relocating the residence to the north of the proposed site along the existing agricultural
road fo use a combination of existing topography and a constructed berm to hide the
proposed residence from Highway 1. With the suggested revisions provided from staff
and concurrence from the applicant, a final Visibility Assessment (Project Visibility
Confirmation, August 2004) was conducted which eliminated views of the proposed
berm from Key Viewing Areas 2 and 3 as previously discussed.

Following revisions to the proposed plan and inspection by the visual consultants, none
of the reference pylons that were set on-site (representing the residential structure and
berm) could be seen traveling in a northbound direction along Highway 1. It was
concluded that no berm would be necessary along the southern side of the residence if
the project were constructed consistent with the information provided in Attachment A
and B of the visibility confirmation letter. The changes to the proposed plan also reduced
the overall size and height of the proposed berm from approximately 13 feet to a
maximum height of 8 feet - 7 inches at its highest point. The project, as designed, will
only be visible for approximately 8 seconds traveling southward along Highway 1 (KVA-

CouNnTY GOVERNMENT CENTER - SAN Luis OBispo - CALIFORNIA 93408 . (805) 781-5600
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1). The proposed berm will completely block the residential structure as viewed from
Highway 1.

Recommendation

Staff recommends approval of the project based on the findings in Exhibit A of the
January 12, 2006 staff report, the revised discussion of project visibility assessment and
the attached revised conditions of approval.

Attachments

1. Visibility Confirmation Letter (August 2004)
2. Revised Conditions of Approval
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August 4, 2004 1
) Morro
Matt Janssen %E%@wg W@

County of San Luis Obispo Environmental Services
Department of Planning and Building

County Government Center, Room 310

San Luis Obispo, CA 93408

SUBJECT: Malouin Residence Visibility Confirmation Letter

Dear Mr. Janssen:

Please find enclosed the Project Visibility Confirmation letter for the Malouin Residence, as well
as the corresponding photographs and graphics. If you have any questions regarding these
documents, please feel free to contact our office at your convenience.

Sincerely,

MORRO ‘GROUP, INC.
| "
oL

ill Henry, AICP
Vice-President '

Enclosure

1422 MONTEREY STREET, SUITE C200 ¢ SANLUIS OBISPO, CA 93401 o (8053) 543-7095 » FAX 543-2367
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Robert Carr ' ' " August 4, 2004
Landscape Architect no. 3473
4345 Poinsettia Street
San Luis Obispo, CA 93401

rgcarr@charter.net
(805) 549-9882

Bill Henry, Vice Presidentl
Morro Group Inc.

1422 Monterey Street Suite C200
San Luis Obispo, CA 93401
(805) 543-7095

SUBIJECT: PROJECT VISIBILITY CONFIRMATION

PROJECT: MALOUIN RESIDENCE VISIBILITY ANALYSIS
3255 STATE HIGHWAY ONE
SAN LUIS OBISPO COUNTY
Jim Malouin, Project Applicant

This letter is intended to provide confirmation of the extent of visibility of specific project features
proposed as part of the Malouin residential development east of Highway 1 near Harmony. This
confirmation effort was conducted at the request of the San Luis Obispo County Planning Department
and Mr. Malouin in order to ensure protection of visual resources along the scenic Highway 1
comridor. The focus of this effort was to determine the visibility of the relocated, repositioned and
resized residential structure, and the visibility and effectiveness of a newly proposed single earthen
berm north of the residence. This confirmation review supplements information provided in the
Visibility Assessment prepared by the Morro Group and Robert Carr in April, 2004 for this project.

On July 17, 2004 Bill Henry of Morro Group, Inc. and Robert Carr, visual resource consultant met at
the project site with Jim Malouin for the purpose of determining the extent of visibility of revised
residential site and earthen berm locations. Prior to the meeting Mr. Malouin had surveyed and
installed reference pylons at critical project element locations such as the berm and the roof
ridgelines. At the project site, the heights and locations of the pylons were checked by Mr. Henry and
Mr. Carr for accuracy relative to the applicant's topographic mapping and proposed site plan.
Attachments A and B indicate the surveyed pylon points proposed by Mr. Malouin and observed by
Mr. Henry and Mr. Carr. Attachment C is a photographic record of the on-site reference pylons 2s
seen from the immediate project area.

Following the project on-site inspection, Mr. Henry and Mr. Carr conducted a visibility assessment of
the project from Highway 1. Based on this assessment, using binoculars as well as un-aided vision,
project visibility was determined as follows:

As viewed from northbound Highway 1, no reference pylons representing the residential structure or
the northern berm could be seen. It was concluded that the residence would not be visible fom
anywhere in the northbound direction and that no berm would be necessary along the southern side of
the residence if the project were constructed consistent with the information provided in Attachment
A and B.

As viewed from the southbound direction of Highway 1, the berm was visible for approximately eight
seconds at the posted speed limit. Direct observation of the pylons indicated that the berm as
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proposed would completely block the residential structure. The view to the project site from this
section of Highway 1 near Nikki's Beach Road is outside of the highway traveler's likely "cone-of-
vision" and is somewhat compromised by intervening vegetation and landform.

The field review confirmed that the residential structure, if built consistent with the information
shown on Exhibit A and B, is not expected to be visible from any point on Highway 1.

It is important to note that the mitigation measures recommended in the April, 2004 Visual
Assessment should be implemented to ensure the greatest protection of scenic resources. In addition,
the proposed "bam", analyzed in the previous Visibility Assessment was not re-evaluated as part of

this field review. /

S—// 7
§ﬂTHenry, Vice ﬂresideﬁ-t
Morro Group, Inc.

T T L —

Robert Carr
Visual Resource Consultant
Landscape Architect 3473

cc: attachments

projiile
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HIGHWAY 1
Jirn Malouin
Harmony project
7/20/04
433107
482543, (1 ,2’,)
479!1’, (658,!)

(5’] 19’)

pad 472’ elev.
(pylon length)

480°5”
479°9” &7
(5;3:5) )

Pad elevation =472’ 0”
Residence = 80’wide x 70’deep
Ridge ht. = 17" 0

Wall hts. = 13° 0”

479'1”
(5, 1 1!7)

Average berm pylon ht. (4 tallest) = 70”

northern berm

481°5”
2°0” pylon

480°4”
35" pylon

477°117
6°0” pylon

476’5”
87" pylon

478°6”
5’4 pylon

24” taper
pylon

+-0—

Attachment B
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EXHIBIT B — REVISED CONDITIONS OF APPROVAL
(New wording is shown in italics)

Approved Development
1. This approval authorizes

a. the construction of a one-story approximately 3,500 square foot single
family residence, a one-story approximately 1,800 square foot barn, an
approximately 4,500 foot long residential driveway, and associated
grading activities.

b. maximum height for the proposed barn is 17 feet as measured from
average natural grade and the maximum height of the proposed
residence is 17 feet as measured from the finished floor elevation of
472.5 feet.

Conditions required to be completed at the time of application for construction
permits

Site Development

2. Plans submitted shall show all development consistent with the approved site
plan and grading plan provided that the plans shall be revised to show the
maximum extents of grading activities required for project improvements (i.e.
grading control line) consistent with the requirements of the biological
assessment and shall also be reviewed by the visual consultant to ensure
conformance with all recommendations included in the visual assessment with
regards to creation of the berm and required structural elevations. The revised
plan shall indicate the following and development shall be consistent with this
revised and approved plan:

1) Floor plans and elevations shall be submitted for the barn and residence
that conform to the approved project description stated in condition
number 1 (a) and (b) above.

2) The maximum height of the proposed structures shall be consistent with
condition number 1 (b) above and all plans shall be consistent with the
visual assessment prepared for the project (i.e. structures not visible from
Highway 1).

3. The applicant shall apply for an encroachment permit from The California
Department of Transportation (Caltrans) and submit a written acknowledgement
from the department permits office stating that the driveway connection to State
Route 1 has been designed to the satisfaction of the state engineering and
environmental standards.

Aesthetics

4, The applicant shall provide an exterior lighting plan. The plan shall include the
height, location, and intensity of all exterior lighting. All lighting fixtures shall be
shielded so that neither the lamp or the related reflector interior surface is visible
from Highway 1 and the key viewing areas identified in the visibility assessment
(April 2004). All lighting poles, fixtures, and hoods shall be dark colored. This

plan shall be implemented prior to final inspection or occupancy, whichever
occurs first.
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5. An erosion control/ seeding plan shall be prepared by a qualified erosion control
and revegetation expert and approved by the appropriate County representative.
The erosion control strategy shall include a mechanical component such as
erosion control blanket, as well as a seed mix consisting of grass species found
on the adjacent hillsides. Successful erosion control measures will reduce the
potential for gullying and visual scars on the berm (may be combined with
sedimentation and erosion control plan).

6. The project applicant shall retain a qualified revegetation and erosion control
expert to monitor the success of the erosion control and grass revegetation
efforts for period of 2 years after construction. Between the months of October
and April the monitor shall make bi-monthly site visits, identify any deficiencies,
and recommend measures to fix deficiencies. The project applicant shall
implement the recommendations of the monitor. The monitor shall provide an
annual written report of the progress to the appropriate County representative.

7. The roofs of the residential and barn structures should be designed with hipped
rooflines. Roof and wall colors shall be limited to earth tones, muted greens,
browns and grays and no brighter than 6 in chroma and value on the Munsell
Color Scale on file in the County Department of Planning and Building. No shiny
metal or glazed tile roofing material shall be used. These measures will ensure
visual compatibility between the structures and the setting if for some reason in
the future the effectiveness of the berm is compromised.

8. The top of the proposed water tanks shall 2 ft. lower than the top of the adjacent
berm. If the water tanks are redesigned to be located along the north side of the
residence, the top of the proposed water tanks shall be 2 ft. lower than the top of
the adjacent berm on the north side. This will result in effective visual screening
of the water tanks as seen from Highway 1.

Fire Safety

9. All plans submitted to the Department of Planning and Building shall meet the fire
and life safety requirements of the California Fire Code. Requirements shall
include, but not be limited to those outlined in the Fire Safety Plan, prepared by
the CDF/County Fire Department for this proposed project and dated November
2, 2004.

Services
10. The applicant shall submit evidence that there is adequate water to serve the
proposal, on the site.

11. The applicant shall submit evidence that a septic system, adequate to serve the
proposal, can be installed on the site.

Biology

12. The limits of disturbance shall be shown on the project plans. Ground
disturbance shall be confined to the smallest possible area during grading and
construction activities.
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A qualified botanist shall develop a restoration and monitoring plan that will be
approved by the County Planning Department prior to its implementation. The
restoration and monitoring plan shall include the following activities:

a) Prior to any ground disturbing activities, a qualified botanist shall
inventory the area to be impacted (impact area) and record the number of
paintbrush plants to be removed, the number of paintbrush plants in the
surrounding area that will not be removed, and document all the number of each
species of other associated plant species in the impact area. Similarly, the
paintbrush populations on the remainder of the property shall be accurately
mapped and counted.

b) Topsoil from the impact area shall be collected and stockpiled until
project activities cease, after which the topsoil shall be replaced on the cut and fill
slopes.

c) At least one year from restoring the topsoil to the cut and fill slopes, a
qualified botanist shall monitor the plant regeneration in the impact area by
documenting the numbers of paintbrush plants that regenerate in the area. The
number of each species of other associated plants shall also be documented in
the impact area. Monitoring efforts should be conducted during the flowering
period for the paintbrush so that it can be identified if it occurs in the impact area.

d) Atthe conclusion of the monitoring effort, the botanist shall submit a
monitoring report to the County Planning Department documenting the findings of
the restoration efforts. If plants do not regenerate the first year, monitoring in
two subsequent years during the paintbrush flowering period shall be required,
with submittal of a monitoring report to the County. Upon approval of the final
monitoring report by the County, restoration efforts would cease.

e) Construction fencing shall be erected prior to ground disturbance
around the on-site drainage swale. (Added condition)

Geology

14.

15.

16.

17.

18.

The roadbed design shall be based on sampling and testing of the underlying
rock. The results of the sampling and testing shall be submitted with the
proposed road design.

The location of the on-site wastewater disposal system shall be located a
minimum of 50 feet from any structure and sited where adequate percolation
rates and sufficient unsaturated permeable sediments or rock are present.
Disposal sites shall be located away from steep slopes where surfacing effluent
could occur.

The applicant shall submit a Storm Water Pollution Prevention Plan to the
Department of Planning and Building.

The applicant shall submit a sedimentation and erosion control plan (CZLUO
Section 23.05.036) for review and approval by the County Planning Department.

The applicant shall submit a drainage plan (CZLUO Section 23.05.042) for
review and approval by the County Planning Department.
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Conditions to be completed prior to issuance of a construction permit

Fees

19.  The applicant shall pay all applicable school and public facilities fees.
Agriculture

20.  The applicant shall establish an agricultural easement in a form approved by

County Counsel for the portion of the site supporting grazing / agricultural
operations. The easement shall also be established over the remaining
paintbrush populations.

Cultural Resources

21,

The applicant shall submit a monitoring plan, prepared by a subsurface-qualified
archaeologist, for the review and approval by the Environmental Coordinator.
The consulting archaeologist responsible for the monitoring program shall be
provided with a copy of the previous archaeological investigations (Singer,
2004).The monitoring plan shall include at a minimum:

A. List of personnel involved in the monitoring activities;

B. Description of how the monitoring shall occur;

C. Description of frequency of monitoring (e.g. full-time, part-time, spot
checking);

D Description of what resources are expected to be encountered;

E Description of circumstances that would result in the halting of work at the

project site (e.g. What is considered “significant” archaeological

resources?);

F. Description of procedures for halting work on the site and notification
procedures;

G. Description of monitoring reporting procedures.

Conditions to be completed during project construction

Aesthetics

22.

23.

Prior to framing inspection and after completion of rough grading of the site and
berm, a qualified visual resource expert shall verify the effectiveness and
appearance of the berm relative to the proposed structure. Reference flags or
markers shall be erected at the critical dimensions of the proposed residential and
barn structure. The project site shall be viewed from the key visibility areas along
Highway 1 identified in the Visibility Assessment, Morro Group, April 2004. If it
appears after the final grading the residence will be visible above the berm,
recommendations shall be made to eliminate such visibility. If necessary, final
adjustments shall be implemented to ensure that the berm will successfully hide
the structure and will appear as a naturally occurring landform.

Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied during
final grading as a surface layer to the entire berm. This measure will reduce the
potential visible contrast between the berm and the adjacent hillside and will
promote grass growth. (Added condition)
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24. No solid fencing or walls shall be installed if they can be seen from Highway 1.
Fencing shall have an open character and be agriculture or rural in appearance.
Colors shall generally be earth-toned, and white or light colored materials or paint
shall not be used. No site amenities such as sheds, storage areas, stockpiles, efc.
shall be built or placed along the outside of the berm. This measure will reduce
visible contrast with the rural setting as seen from Highway 1. (Added condition)

Building Height

25. Prior to approval of the foundation inspection, the control point shall be inspected
by a building inspector prior to pouring footings or retaining walls, as an added
precaution.

26. Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the
allowable height and the actual height of the structure. This certification shall be
prepared by a licensed surveyor or civil engineer.

Air Quality
27. The applicant shall reduce the amount of the disturbed area where possible.

28. The applicant shall use water trucks or sprinkler systems in sufficient quantities to
prevent airborne dust from leaving the site. Increased watering frequency shall be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water
shall be used whenever possible.

29. All dirt stock-pile areas shall be sprayed daily as needed.

30. Permanent dust control measures identified in the approved project revegetation
and landscape plans shall be implemented as soon as possible following
completion of any soil disturbing activities.

31. Upon completion of initial site-disturbance/grading activities, exposed ground
areas that are planned to be reworked at dates greater than one month after initial
grading shall be sown with a fast-germinating native grass seed and watered until
vegetation is established.

32. All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the erosion control expert.

33. Al roadways, driveways, sidewalks, etc. to be paved shall be completed as soon
as possible. In addition, building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

34. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site.

35. All trucks hauling dirt, sand, soil, or other loose materiais are to be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVC Section 23114.
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36. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or
wash off trucks and equipment leaving the site.

37. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads.

Geology
38. Cut and fill slopes of 2:1 are recommended for newly created cut and fill slopes.

39. Upon completion of grading activiies and as soon as feasible, drainage
improvements shall be installed to handle winter rainfall runoff in the vicinity of
the proposed structures and roadway and designed to prevent erosion.

40. The project engineer shall observe the leach field excavations to ensure
compliance with the recommendations of the geotechnical reports and present
the findings in an “as-graded” report prepared by the engineer of record prior to
final inspection.

Conditions to be completed prior to occupancy or final building inspection
/establishment of the use

Fire Safety

41.  To minimize potential fire safety impacts, the applicant agrees to abide by the
recommendations made by the California Department of Forestry (November 2,
2004 letter), and the Fire Safety Standards (CZLUO Sec. 23.05.086). All
conditions stated in the fire safety plan shall be met prior to final inspection.

Aesthetics

42. The applicant shall provide verification (by means of consultation with the
projects visual consultant and written documentation) that all required
recommendations to reduce project visibility (numbers 1-10 from the Visibility
Assessment) have been implemented to the satisfaction of the County of San
Luis Obispo per the recommendation of the Visibility Assessment, Morro Group,
April 2004; and consistent with the Visibility Confirmation Letter (August 2004).
(Altered condition)

43.  To the greatest extent possible, final grading of the berms and ali other earthwork
shall be constructed with a rounded transition between adjacent slope and grade-
angles. The radius of the rounding shall be as large as possible. This slope
rounding measure will reduce the angular appearance of the berms and other
earthwork as seen from State Highway 1 and the Key Viewing Areas.

44. Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied
during final grading as a surface layer to the entire berm. This measure will
reduce the potential visible contrast between the berm and the adjacent hillside
and will promote grass growth.
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Archaeology

45. Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection (whichever occurs first), the consulting archaeologist shall submit
a report to the Environmental Coordinator summarizing all monitoring/mitigation
activities and confirming that all recommended mitigation measures have been
met. If the analysis included in the Phase Il program is not complete by the time
final inspection or occupancy will occur, the applicant shall provide to the
Environmental Coordinator, proof of obligation to complete the required analysis.

On-going conditions of approval (valid for the life of the project)

Aesthetics

46. No solid fencing or walls shall be installed if they can be seen from Highway 1.
Fencing shall have an open character and be agricultural or rural in appearance.
Colors shall be generally earth-tone, and white or light colored materials or paint
shall not be used. No site amenities such as sheds, storage areas, stockpiles,
etc. shall be built or placed along the outside of the berm. This measure will
reduce visible contrast with the rural setting as seen from Highway 1.

47. Planting of vegetation and/or construction of additional structures visible from
Highway 1 may result in significant visual impacts. A visual analysis shall be
conducted for future site improvements potentially visible from Highway 1.

48. Absolutely no trees, shrubs, or ground cover shall be planted on or around the
earthen berm such that the plant would be visible from Highway 1. No trees or
shrubs shall be planted between the residence and the residence side of the
surrounding berm that will extend above the height of the berm and consequently
be seen from Highway 1. Only grasses similar to the existing grass on the
adjacent hillsides shall be planted on the side of the berm visible from the
highway. No supplemental irrigation shall be applied to the grasses once they
have been established. This measure will reduce noticeability of the project site,
and will minimize visual contrast between the project site and the adjacent
landcover.

General Conditions

49. This land use permit is valid for a period of 24 months from its effective date
unless time extensions are granted pursuant to Land Use Ordinance Section
23.02.050 or the land use permit is considered vested. This land use permit is
considered to be vested once a construction permit has been issued and
substantial site work has been completed. Substantial site work is defined by
Land Use Ordinance Section 23.02.042 as site work progressed beyond grading
and completion of structural foundations; and construction is occurring above
grade.

50. All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply
with these conditions of approval may result in an immediate enforcement action
by the Department of Planning and Building. If it is determined that violation(s) of
these conditions of approval have occurred, or are occurring, this approval may
be revoked pursuant to Section 23.10.160 of the Land Use Ordinance.
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COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

PLANNING COMMISSION

Promoting the wise use of land
Helping build great communities

IMEETING DATE CONTACT/PHONE APPLICANT FILE NO.

January 12, 2006 Murry Wilson Jim and Marijane DRC2004-00066
LOCAL EFFECTIVE DATE (805) 788-2352 Malouin

January 26, 2006

IAPPROX FINAL EFFECTIVE
DATE

February 15, 2006

Request by Jim and Marijane Malouin for a Development Plan / Coastal Development Permit to allow

for the construction of a one-story approximately 3,500 square foot single family residence, a one-

story approximately 1,800 square foot barn, an approximately 4,500 foot long residential driveway,

and associated grading activities. The project will result in the disturbance of approximately 4.95

acres a 120-acre parcel. The proposed project is within the Agriculture land use category and is

located on Highway 1 approximately 4,335 feet (0.82 miles) south of Harmony Valley Road and the

community of Harmony. The site is in the North Coast planning area.

RECOMMENDED ACTION

1. Adopt the Negative Declaration in accordance with the applicable provisions of the California
Environmental Quality Act, Public Resources Code Section 21000 et seq.

2. Approve the Development Plan / Coastal Development Permit DRC2004-00066 based on the
findings listed in Exhibit A and the conditions listed in Exhibit B.

ENVIRONMENTAL DETERMINATION

The Environmental Coordinator, after completion of the initial study, finds that there is no substantial
evidence that the project may have a significant effect on the environment, and the preparation of an
Environmental Impact Report is not necessary. Therefore, a Mitigated Negative Declaration
(pursuant to Public Resources Code Section 21000 et seq., and CA Code of Regulations Section
15000 et seq.) has been issued on November 10, 2005 for this project. Mitigation measures are
Iproposed to address Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology and
Soils, Hazards, and Transportation included as conditions of approval.

LAND USE CATEGORY COMBINING DESIGNATION ASSESSOR PARCEL NUMBER  [SUPERVISOR

Agriculture Streams and Riparian Vegetation, |[046-061-010 and 046- [P'STRICT(S)
Geologic Study Area, and Local [061-011 2
Coastal Plan

PLANNING AREA STANDARDS:
Site Selection

Does the project meet applicable Planning Area Standards: Yes - see discussion

LAND USE ORDINANCE STANDARDS:

Agricultural Accessory Structures, Residential Uses in the Agriculture Category, Height, Parking,
Setbacks, Sensitive Resource Area, Stream and Riparian Vegetation, Geologic Study Area,
Archaeologically Sensitive Areas, and Local Coastal Program

Does the project conform to the Land Use Ordinance Standards: Yes - see discussion

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
COUNTY GOVERNMENT CENTER 4 SAN Luis OBISPO 4 CALIFORNIA 93408 4 (805) 781-5600 4+ FAX: (805) 781-1242
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EXISTING USES:

Grazing

SURROUNDING LAND USE CATEGORIES AND USES:

North: Agriculture / grazing with residence East: Agriculture / grazing / residence / row crops
South: Agriculture / grazing West: Agriculture / grazing with residence

OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:
The project was referred to: North of Community Advisory Council, Public Works, Ag Commissioner,
CDF, Department of Fish and Game, Cal Trans and the California Coastal Commission

TOPOGRAPHY: VEGETATION:

[Rolling coastal hill to moderate sloping Valley and Southern Coastal Grasslands,
Wetland and Stock pond

PROPOSED SERVICES: ACCEPTANCE DATE:

Water supply: On-site well November 8, 2004

Sewage Disposal: Individual septic system

Fire Protection: CDF

DISCUSSION

Setting

The proposed project site is located approximately 1 mile south of the community of
Harmony along a ridgeline in an area consisting of moderately to steeply sloping hills on
the east side of Highway 1 (State Scenic Highway / Federal Scenic Bi-Way). The
proposed project location is approximately 0.3 miles east of the highway. The parcel is
currently used primarily for livestock grazing in an area that has historically and
predominantly been used for agriculture uses. An existing unpaved ranch road provides
site access and little vegetation other than denuded grasslands and scattered coyote
brush exist in the project vicinity. A natural stand of oak trees is found at lower
elevation; below the project site near the access road on the north and east facing
slopes. A few scattered agricultural buildings and eucalyptus stands are visible adjacent
to the highway on the hills in the surrounding area.

The topography in the project vicinity consists of low lying farmlands, rolling coastal hills
and the Santa Lucia Mountain Range to the east of the project site (as viewed from
Highway One). The area’s visual quality is ranked high due to the fact that numerous
residences and other man made alterations have not been introduced into the view
corridor.

PLANNING AREA STANDARDS:

Site Selection

Primary site selection for new development shall be in locations not visible from
Highway 1 as follows:

1. Sites shall be selected where hills and slopes would shield development unless
no alternative location exists or the location provides visitor-serving facilities.

2. New development shall be located so that no portion of a structure extends
above the highest horizon line of ridgelines as seen from Highway 1.
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3. Where single ownership is on both sides of Highway 1, building sites shall be
located on the east side of Highway 1 except for identified visitor-serving
development.

4. Development proposals for sites with varied terrain are to include design
provisions for concentrating developments on moderate slopes, retaining steeper
slopes visible from public roads undeveloped.

The San Luis Obispo County General Plan and North Coast Area Plan have ordinance
and policy requirements relevant to the visibility of the proposed project. Most
importantly, North Coast Rural Area Standard, Areawide 6 (as noted above), requires
new development to be sited to minimize visibility from Highway 1. The site selection
criteria includes: using existing topography to shield development from Highway 1,
avoiding steep slopes, keeping development below ridgelines and directing
development to the east side of the highway versus the west (when ownership is on
both sides).

A Visibility Assessment was conducted on the project site (Visibility Assessment, April
2004) that assessed the projects potential visibility (as viewed from key viewing areas
along Highway 1). The assessment included recommendations to eliminate project
visibility which will be required to be implemented as conditions of approval for this
project. The project site was assessed to determine all potential viewing locations along
the Highway 1 corridor. The site was surveyed and reference pylons at critical project
element locations were set. The consultants performing the visual assessment checked
the pylons for accuracy relative to the topographic mapping and site plan.

The location chosen for the barn structure (taller of the two proposed structures at
seventeen feet from average natural grade) will be completely screened from Highway 1
using existing site topography and landforms as required by site selection criteria # 1.
No portion of the barn structure will be visible or extend above the highest horizon line
as viewed from the key viewing areas along Highway 1 (as required by site selection
criteria # 2). The project site is located on the east side of Highway 1 with the proposed
location of the barn being sited on nearly level terrain (approximately 1-2 percent) which
meets the intent of the site selection criteria # 3 and # 4. The barn will be conditioned to
have a maximum height of seventeen feet as measured from the average natural grade
to ensure that no portion of the structure will be visible from Highway 1 (consistent with
the findings and recommendations of the Visibility Assessment).

A majority of the project site is visible from Highway 1, which consists mostly of steeper
slopes, thus requiring a combination of site selection and mitigation in order to eliminate
visibility of the proposed residential structure. The visual analysis prepared for this
project determined that by reducing the original height of the residential structure from
nineteen and a half feet to a maximum height of seventeen feet (measured from the
finished floor elevation of 472.5 feet), and careful use of a constructed berm, the project
will effectively be screened from view of Highway 1. As viewed from southbound
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Highway 1 (Key Viewing Area 1, KVA-1), the proposed berm was visible for
approximately eight seconds at the posted speed limit. The berm, although relatively
small, is expected to completely screen visibility of the residential structure, water tanks,
and the vehicle parking area. Because of the distant viewing location of KVA-1, the
height and length of the proposed berm will likely not appear out of scale with the
setting (see attached photos from Visibility Assessment). The shape of the berm will
look natural and will be compatible with surrounding landforms. If grasses are
established on the berm similar to those found on the existing hillside, the berm will
likely be difficult to discern from the adjacent slopes. The proposed barn and access
road/driveway are not expected to be visible from KVA-1.

As viewed from Highway 1 (Key Viewing Area 2, KVA-2), the viewing angle becomes
almost perpendicular to the direction of travel, which will likely diminish views of the
project site along the highway. The view of the project area is approximately three
seconds in a motor vehicle. The western third of the berm along the north side of the
project will be visible. The proposed barn and access road/driveway are not expected to
be visible from KVA-2.

As viewed from northbound Highway 1(Key Viewing Area 3, KVA-3), the project site is
seen almost directly ahead of the viewer for approximately 18 seconds at the posted
speed limit. As proposed, the residence will not be visible from anywhere in the
northbound direction and no berm would be necessary along the southern side of the
residence as the project is proposed. The proposed barn and access road / driveway
are not expected to be visible from KVA-3, KVA-2 and KVA-1.

The field review confirmed that the residential structure, barn and access driveway are
not expected to be visible from any point on Highway 1. The combination of site
selection, earthen berms and reduced structure height are expected to successfully
eliminate views of the residential structure as seen from Highway 1. Landscaping will
not be recommended as a means of screening development and will not be allowed on
or around the earthen berm such that the plants would be visible from Highway 1. The
berm will be replanted using stockpiled topsoil from project grading activities. Mitigation
measures recommended in the April 2004 Visual Assessment will be implemented to
ensure the greatest protection of scenic resources. The implementation of the above
referenced measures will mitigate visual impacts to a level of insignificance, therefore,
no significant aesthetic impacts will occur with the development of the single-family
residence, barn and access road. These mitigation measures are listed in detail in the
conditions of approval for this project.
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LAND USE ORDINANCE STANDARDS:

Standard Allowed/Required Proposed
Minimum Site Area 20 to 360 acres 120 acres
(parcel 2 of CO 75-0214)
Setbacks Front — 25 feet ~1,000 feet
Side — 30 feet ~1,000 feet
Rear — 30 feet ~700 feet
Height 35 feet Maximum 17 feet
Parking (where applicable) (2) on-site (2) on-site

Section 23.08.041 - Agricultural Accessory Structures

Agricultural accessory structures shall satisfy the requirements of Section 23.08.167
(Limitation on Location — Prime Soils). The proposed structure will not be located on
prime soils as required by ordinance standards and will meet all other requirements in
regards to required setbacks and minimum site area.

Section 23.08.167 - Residential Uses in the Agriculture Category

Dwellings in the Agriculture land use category are allowed as an accessory uses on the
same site as an agricultural use. Primary dwellings and farm support quarters shall not
be located on prime soils unless no other feasible location exists. Primary dwellings in
the Agriculture category are limited to one primary unit per legal parcel. The proposal
will meet all the requirements of a residential use in the Agriculture category. The soil
classes on-site consist of Los Osos Loam, Gazo-Lodo Clay Loams, Diablo and Cibo
clays, Diablo-Lodo Complex and Los Osos Diablo Complex (class Il to VI non-irrigated
with no class applicable to irrigated soils). The site has historically been used for
grazing activities and will continue with the development of the proposed residence.

COMBINING DESIGNATIONS:

Section 23.07.160 - Sensitive Resource Area

An areas with special environmental qualities or areas containing unique or endangered
vegetation or habitat resources are mapped as a Sensitive Resource Area (SRA). The
purpose of the combining designation standards is to require that proposed uses be
designed with consideration to the identified sensitive resources, and the need for their
protection, and to satisfy the requirements of the California Coastal Act. The following
findings are required for development located within a Sensitive Resource Area:
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1. The development will not create significant adverse effects on the natural
features of the site or vicinity that were the basis for the Sensitive Resource Area
designation, and will preserve and protect such features through the site design.

2. Natural features and topography have been considered in the design and siting
of all proposed physical improvements.

3. Any proposed clearing of topsoil, trees, or other features is the minimum
necessary to achieve safe and convenient access and siting of proposed
structures, and will not create significant adverse effects on the identified
sensitive resource.

4. The soil and subsoil conditions are suitable for any proposed excavation; site
preparation and drainage improvements have been designated to prevent soil
erosion, and sedimentation of streams through undue surface runoff.

Section 23.07.174 - Streams and Riparian Vegetation

Coastal streams and adjacent riparian areas are environmentally sensitive habitats. The
provisions of this section are intended to preserve and protect the natural hydrological
system and ecological functions of coastal streams. Development shall be sited and
designed to protect the habitat and shall be compatible with the continuance of such
habitat. Within rural areas, development shall be setback a minimum of 100 feet from
mapped coastal streams in order to protect the resource.

The project site is approximately 120 acres consisting primarily of grassland habitats. A
tributary to Ellysly Creek (coastal stream) which originates on the property is the reason
for the Streams and Riparian Vegetation combining designation. This tributary is not a
mapped coast stream. Wetlands are present within the drainage and a perennial
stockpond within the northernmost drainage. The pond provides a perennial aquatic
habitat for reptiles, amphibians, birds, and other animals. The proposed driveway
crosses two side tributaries to this northernmost drainage. Culverts are in place and no
impacts to jurisdictional water or wetlands are anticipated by the proposed project
(Biological Assessment, June 2005). Wetlands only occur within northernmost drainage,
outside the immediate project area, and in a side tributary where no new culverts are
proposed. The proposed project will not inhibit the natural functions of these resources
because the project has been sited to “avoid” the identified resources.

California red-legged frogs and Southwestern pond turtles were identified in the
northernmost drainage, adjacent to the project area but outside the immediate project
area (approximately 70 feet from the roads closest approach). Upland habitat for
California red-legged frogs is poor on the project site. No suitable habitat that would
provide moist conditions for overland movement of California red-legged frogs is
present. Movement of California red-legged frogs is very likely to be limited to the
drainages during times of surface flows. Mitigation measures are included as conditions
of approval to protect these species including construction fencing to limit disturbance to
the areas outside the drainage swale. No impacts to the small riparian area as well as
the perennial pond habitat on the project site were identified in the botanical
assessment prepared by Althouse and Meade (Biological Assessment, June 2005).
Culverts installation in the small non-wetland erosion features shall be installed in the
dry season when water is not present. The proposed project as designed will not impact
the sensitive drainage areas therefore no impacts will occur to the special aquatic sites.
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Section 23.07.080 - Geologic Study Area

The project parcel is within a mapped geologic study area. An Engineering Geology
Investigation (Cleath and Associates, 2003) and Geotechnical Engineering Report (Mid-
Coast Geotechnical, 2003) were prepared for the proposed development. The reports
addressed road improvements along the existing ranch road and structural
improvements required to site the structures.

As proposed, the project will result in the disturbance of approximately 4.95 acres of the
project site. Proposed grading for the access road will occur on the existing ranch road,
minimizing the grading required to access the building site by using existing access
roads. The existing road will require improvements for the residential use including
widening and paving where the slopes exceed CDF requirements for dirt roads. The
4.95 acres of disturbance described above includes the area of the ranch road that will
need to be improved therefore the area of “new” soil disturbance is much less and
limited to the flatter portions of the site where structural improvements are proposed. No
impacts resulting from landslide are expected at the proposed residential building site or
along the driveway alignment.

Section 23.07.104 - Archaeologically Sensitive Areas

A preliminary site survey was conducted for the project site by C.A. Singer and
Associates (March, 2004). The survey found archaeological resources on the property,
all of which are associated with a small rock outcropping. Improvements to the existing
agricultural road had no identifiable impacts on cultural resources and completion of
driveway improvements should have no impact on cultural resources. The proposed
locations of the house and barn have been sited with these resources in mind and the
chosen location should not impact any resources if proper mitigation is implemented.
After conclusion of the preliminary site survey, there is no evidence that cultural
resources exist on the terrace where construction activities are proposed, but due to the
proximity of the known site, subsurface resources could be present under the surface.
In order to avoid impacts to CA-SLO 2339, temporary construction fencing will be
required to be erected around the outcropping during all ground disturbance activities
(as part of the monitoring plan). Impacts to potential subterranean resources will be
mitigated though archaeological monitoring and data recovery (if resources are
encounter). Conditions of approval are included to reduce potential impacts to
archaeological resources.

Section 23.07.120 - Local Coastal Program Area
The project site is located within the California Coastal Zone as determined by the
California Coastal Act of 1976 and is subject to the provisions of the Local Coastal Plan.

COASTAL PLAN POLICIES:

Shoreline Access: X N/A

Recreation and Visitor Serving: B N/A

Energy and Industrial Development: N/A

Commercial Fishing, Recreational Boating and Port Facilities: X N/A

Environmentally Sensitive Habitats: Policy No(s): 1, 2,7, 12, 15, 16, 18, 20, 21, and 28
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Agriculture: Policy No(s): 1, 3, and 4

Public Works: Policy No: 1

Coastal Watersheds: Policy No(s): 7, 8, 9, and 10

Visual and Scenic Resources: Policy No(s): 1,2,4,5,and 7
Hazards: Policy No: 9

Archaeology: Policy No(s): 1, and 6

Air Quality: Policy No: 1

Does the project meet applicable Coastal Plan Policies: Yes, as conditioned

COASTAL PLAN POLICY DISCUSSION:

Environmentally Sensitive Habitats

Policy 1: Land Uses within or adjacent to Environmentally Sensitive Habitats. The
project is proposed to be located a minimum of 70 feet at the closest point from the
environmentally sensitive habitat (tributary to a coastal stream). No native or riparian
vegetation or wetland habitat associated with the coastal stream tributary will be
removed as a part of proposed project.

Policy 2: Permit requirements. The project as proposed will not have a significant
impact on the sensitive habitat and is consistent with the biological continuance of the
habitat. The project is proposed to be located a minimum of 70 feet at the closest point
from the environmentally sensitive habitat (tributary to a coastal stream). No disturbance
of the sensitive habitat is proposed as a part of this project.

Policy 7: Protection of Environmental Sensitive Habitats. Wetlands are environmentally
sensitive habitats. These habitats shall be protected and preserved though project
design. No disturbance to the wetland habitat is proposed and sediment and erosion
control devises will be required to ensure protect of those resources during rain events.
Project limits will be defined on the construction documents as a condition of approval.

Policy 12: State Department of Fish and Game Review. The Department of Fish and
Game reviewed this proposal and made recommendations based on the Biological
Assessment preformed for the project site. Mitigation measures were included as part of
this report and approved by the Department of Fish and Game.

Policy 15: Vehicle Traffic in Wetlands. No vehicle traffic shall be permitted in wetlands.
Conditions of approval have been included to fence sensitive areas from vehicle traffic.

Policy 16: Adjacent Development. Development has been sited to avoid impacts to the
wetland habitat. Sedimentation and erosion control will be required in order to reduce
potential impacts to the wetland habitat as well as down stream sedimentation.

Policy 18: Wetland Buffer Less than 100 Feet. In the case where wetland buffers are
adjusted less than 100 feet, site specific factors shall be considered and mitigation

measures included protecting the habitat. After review of the project by the consulting
biologist and further review by the Department of Fish and Game and County Staff, it
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has been determined that appropriate mitigations have been included to protect this
habitat.

Policy 20: Coastal Streams and Riparian Vegetation. The proposed project will not
impact a coast stream or associated riparian vegetation. Only a small bunch of riparian
habitat (within a tributary to a coastal stream) exists on the subject property and no
impacts to the resource are anticipated.

Policy 21: Development in or Adjacent to a Coastal Stream. The proposed project will
not degrade the coastal stream habitat and will be compatible with the continuance of
the habitat. Only a tributary to a coastal stream is located on the project site and
adequate sediment and erosion control measures will be in place during construction
activities.

Policy 28: Buffer Zone for Riparian Habitats. In rural areas, a setback of 100 feet
between any new development and the upland edge of riparian habitats is required. The
project is proposed to be located approximately 100 feet from the upland edge of the
isolated portion of riparian habitat on the site.

Agriculture

Policy 1: Maintaining Agricultural Lands. Lands suitable for agriculture shall be
maintained in or available for agricultural production. The applicant is proposing a single
family dwelling which is allowed as an accessory use to the existing agricultural activity
(grazing). The site will remain in Williamson Act contract and the applicant has verified
compliance with their Williamson Act contract.

Policy 3: Non-Agricultural Uses. In agriculturally designated areas, all non-agricultural
development shall be compatible with preserving a maximum amount of agricultural
use. The proposal will allow the land owners to run the family ranch operation from the
proposed residence as well as reside on the parcel. The development is located on non-
prime lands and will result in no adverse effects on the continuance or establishment of
agricultural uses on the site or the immediate vicinity.

Policy 4: Siting of Structures. A single-family residence and accessory agricultural
building shall be located on other than prime soils where possible. The proposed project
is not located on prime soils and will not limit adjacent agricultural uses.

Public Works

Policy 1: Availability of Service Capacity. The applicant has demonstrated that
adequate private service capacities are available to serve the proposed project because
the applicant has demonstrate that adequate water is present and that the site is
suitable for a septic system by mean of a well test (13.11 GPM for 4 hours) and soils
evaluations on the project site.

Coastal Watersheds

Policy 7: Siting of New Development. Grading for the purpose of creating a site for a
structure or other development shall be limited to slopes of less than 20 percent.
Grading that will occur on slopes of greater than 20 percent requires a Minor Use Permit
or Development Plan approval and shall consider site characteristics such as proximity
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of nearby streams, erosion potential and slope stability, amount of grading necessary,
and measures proposed to reduce potential erosion and sedimentation. The applicant
will be required to prepare a Storm Water Pollution Prevention Plan (SWPPP) as a
condition of approval to control potential erosion from the project and the project has
been sited approximately 100 feet from the perennial drainage on-site.

Policy 8: Timing of Construction and Grading. Land clearing and grading shall be
avoided during the rainy season if there is potential for sedimentation and erosion.
Appropriate sedimentation and erosion control devises will be required to be in place
within 48 hours of a predicted rain event if grading activities will be occurring between
October 15™ and May 15™.

Policy 9: Techniques for Minimizing Sedimentation. Appropriate control measures shall
be utilized to minimize erosion and sedimentation. A site specific plan shall be prepared
by a qualified professional. The applicant will be required to submit a SWPPP (for all
projects over an acre of site disturbance) prior to issuance of a construction permit to
ensure that water quality will not be impacted by increased sedimentation and erosion
from project improvements.

Policy 10: Drainage Provisions. Site design shall ensure that drainage does not
increase erosion. The applicant will be required to submit a drainage plan for approval
by the public works department prior to permit issuance to ensure the proposed
drainage plan does not increase erosion. Preliminary drainage plans have been
submitted and reviewed by the Department of Public Works.

Visual and Scenic Resources

Policy 1: Protection of Visual and Scenic Resources. Unigue and attractive features of
the landscape shall be preserved and protected. The project is consistent with this
policy because the project has been sited so it will not be visible from Highway 1. The
visual quality of the area will be maintained as the house will be sited to not be visible
from any portion of Highway 1 or other public viewing areas. Temporary grading
activities will be visible in the short term but the project has been conditioned to re-apply
top soil and native seeds where these grading activities will be visible from public areas
and Highway 1.

Policy 2: Site Selection for New Development. Permitted development shall be sited so
as to protect views to and along the ocean and scenic coastal areas. The applicant has
chosen a location (for the barn) that will be completely invisible from Highway 1 using
existing topography. The residential structure will use existing topography as well as
creating a berm along the western portion of the residence to eliminate potential views
from Highway 1 (as described above and in the Visibility Assessment).

Policy 4: New Development in Rural Areas. New development shall be sited to
minimize visibility from public view corridors. Structures shall be designed to be
subordinate to, and blend with, the rural character of the area. The applicant has
chosen a location for the barn that will be completely invisible from Highway 1 as well as
the residence (with the addition of the proposed berm).
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Policy 5: Landform Alterations. Grading, earthmoving, major vegetation removal and
other landform alterations within public view corridors are to be minimized. Proposed
grading for the access road will take place mostly along the existing ranch road.
Grading activities associated with the berm will be completed and top soil replied to the
surfaces (as viewed from Highway 1) to minimize the visual difference between the
created berm and natural slopes and grasses.

Policy 7: Preservation of Trees and Native Vegetation. The location and design of
improvements will not require any tree removal. The applicant is proposing to access
the site by an existing ranch road that will require minimal improvements and impacts to
native plants species found on the project site.

Hazards

Policy 9: High Fire Risk Areas. New residential development shall be required to be
reviewed and conditioned to meet the requirements of the fire chief. The applicant has
submitted a fire letter and will comply with the requirements of the fire protection
provider.

Archaeology

Policy 1: Protection of Archaeological Resources. The applicant will be required to
submit a monitoring plans and the archaeological site will be protected with construction
fencing though out the project.

Policy 6: Archaeological Resources Discovered during Construction or thought other
Activities. Where substantial archaeological resources are discovered during
construction of new development, all activities shall cease until a qualified archaeologist
can determine the significance of the resource and alternative mitigations approved. A
monitoring plan will be required as a condition of approval and monitoring will be
required during the ground disturbance phase of construction.

Air Quality

Policy 1: Air Quality. The county has reviewed this project and standard air quality
mitigation measures for project with similar amounts of disturbance have been applied
to the project.

STAFF COMMENTS:

The applicant has preformed extensive biological assessments on the project site and
evaluated project impacts as required by ordinance and the Coastal Policies document.
Two rare plants will be impacted by the proposed project, Obispo Indian paintbrush and
Cambria morning glory. The building sites for the barn and residence will not impact
rare species because none occur in those sites. The proposed driveway improvements
will result in impacts to these species, approximately 1.6 percent of the paintbrush
population on-site and 2.0 percent of the morning glory population on-site respectively.
These impacts will not be significant based on the county’s typical thresholds (10
percent of locally occurring population).
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COMMUNITY ADVISORY GROUP COMMENTS: No comments

AGENCY REVIEW:

Public Works — Recommend approval, no concerns.

Ag Commissioner — Property is under Williamson Act Contract. Recommends using

existing agricultural road to access proposed residence where possible.

CDF — See fire letter (Attached).

Department of Fish and Game — Provided comments on review of botanical reports

California Coastal Commission — No comments.

Cal Trans — Encroachment permit required to repave access onto the state highway.

LEGAL LOT STATUS:

The existing lot was legally created by Parcel Map CO 75-0214, Parcel #2.

Attachment A — Fire Letter

Staff report prepared by Murry Wilson and reviewed by Matt Janssen.



Planning Commission 2"6 07

Development Plan / Coastal Development Permit #DRC2004-00066 / Malouin
Page 13

EXHIBIT A - FINDINGS

Environmental Determination

A.

The Environmental Coordinator, after completion of the initial study, finds that
there is no substantial evidence that the project may have a significant effect on
the environment, and the preparation of an Environmental Impact Report is not
necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public
Resources Code Section 21000 et seq., and CA Code of Regulations Section
15000 et seq.) has been issued on November 10, 2005 for this project.
Mitigation measures are proposed to address Aesthetics, Air Quality, Biological
Resources, Cultural Resources, Geology and Soils, Hazards, and Transportation
included as conditions of approval.

Development Plan

B.

The proposed project or use is consistent with the San Luis Obispo County
General Plan because a single-family residence accessory to the agricultural
operations being conducted on a site is an allowable use subject to the
requirements of Title 23 and the LCP.

As conditioned, the proposed project or use satisfies all applicable provisions of
Title 23 of the County Code and the LCP.

The establishment and subsequent operation or conduct of the use will not,
because of the circumstances and conditions applied in the particular case, be
detrimental to the health, safety or welfare of the general public or persons
residing or working in the neighborhood of the use, or be detrimental or injurious
to property or improvements in the vicinity of the use because a single-family
residence accessory to the agricultural operations does not generate activity that
presents a potential threat to the surrounding property and buildings. This project
is subject to Ordinance and Building Code requirements designed to address
health, safety and welfare concerns.

The proposed project or use will not be inconsistent with the character of the
immediate neighborhood or contrary to its orderly development because a single-
family residence accessory to the agricultural operations is similar to, and will not
conflict with, the surrounding lands and uses.

The proposed project or use will not generate a volume of traffic beyond the safe
capacity of all roads providing access to the project, either existing or to be
improved with the project because a single-family residence accessory to the
existing agricultural operations located on Highway1, a road constructed to a
level able to handle any additional traffic associated with this project.

Coastal Access

G.

The proposed use is in conformity with the public access and recreation policies
of Chapter 3 of the California Coastal Act, because the project is not adjacent to
the coast and the project will not inhibit access to the coastal waters and
recreation areas.
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Sensitive Resource Area

H. The development will not create significant adverse effects on the natural
features of the site or vicinity that were the basis for the Sensitive Resource Area
designation, and will preserve and protect such features through the site design,
because all project improvements will be located at the closest location, 70 feet
from the identified sensitive resource on the project site (Streams and Riparian
Vegetation).

[ Natural features and topography have been considered in the design and siting
of all proposed physical improvements because the existing ranch road will
provide access to the residence.

J. The proposed clearing of topsoil, trees, is the minimum necessary to achieve
safe and convenient access and siting of proposed structures, and will not create
significant adverse effects on the identified sensitive resource, because the
existing ranch road will provide access to the residence and no impacts to the
sensitive resource will occur with the required mitigation.

K. The soil and subsoil conditions are suitable for any proposed excavation and site
preparation and drainage improvements have been designed to prevent soil
erosion, and sedimentation of streams through undue surface runoff, because
preliminary drainage and site design has been submitted and reviewed by the
Public Works Department for conformance with applicable standards.

Environmentally Sensitive Habitats

L. There will be no significant impact on the identified sensitive habitat and the
proposed use will be consistent with the biological continuance of that habitat
because the project has been sited to avoid impacts to the sensitive resource /
habitat on the property.

M. The proposed use will not significantly disrupt the habitat because all
improvements have been sited to avoid impacts to the sensitive resource /
habitat on the property.

Archeological Sensitive Area

N. The site design and development incorporate adequate measures to enure that
archeological resources will be acceptably and adequately protected because
monitoring will be required during ground disturbance and construction fencing
will be erected around the known portion of the archaeological site.
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EXHIBIT B - CONDITIONS OF APPROVAL

Approved Development
1. This approval authorizes

a. the construction of a one-story approximately 3,500 square foot single
family residence, a one-story approximately 1,800 square foot barn, an
approximately 4,500 foot long residential driveway, and associated
grading activities.

b. maximum height for the proposed barn is 17 feet as measured from
average natural grade and the maximum height of the proposed residence
is 17 feet as measured from the finished floor elevation of 472.5 feet.

Conditions required to be completed at the time of application for construction
permits

Site Development

2. Plans submitted shall show all development consistent with the approved site
plan and grading plan provided that the plans shall be revised to show the
maximum extents of grading activities required for project improvements (i.e.
grading control line) consistent with the requirements of the biological
assessment and shall also be reviewed by the visual consultant to ensure
conformance with all recommendations included in the visual assessment with
regards to creation of the berm and required structural elevations. The revised
plan shall indicate the following and development shall be consistent with this
revised and approved plan:

1) Floor plans and elevations shall be submitted for the barn and residence
that conform to the approved project description stated in condition
number 1 (a) and (b) above.

2) The maximum height of the proposed structures shall be consistent with
condition number 1 (b) above and all plans shall be consistent with the
visual assessment prepared for the project (i.e. structures not visible from
Highway 1).

3. The applicant shall apply for an encroachment permit from The California
Department of Transportation (Caltrans) and submit a written acknowledgement
from the department permits office stating that the driveway connection to State
Route 1 has been designed to the satisfaction of the state engineering and
environmental standards.

Aesthetics

4. The applicant shall provide an exterior lighting plan. The plan shall include the
height, location, and intensity of all exterior lighting. All lighting fixtures shall be
shielded so that neither the lamp or the related reflector interior surface is visible
from Highway 1 and the key viewing areas identified in the visibility assessment
(April 2004). All lighting poles, fixtures, and hoods shall be dark colored. This
plan shall be implemented prior to final inspection or occupancy, whichever
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occurs first.

An erosion control/ seeding plan shall be prepared by a qualified erosion control
and revegetation expert and approved by the appropriate County representative.
The erosion control strategy shall include a mechanical component such as
erosion control blanket, as well as a seed mix consisting of grass species found
on the adjacent hillsides. Successful erosion control measures will reduce the
potential for gullying and visual scars on the berm (may be combined with
sedimentation and erosion control plan).

The project applicant shall retain a qualified revegetation and erosion control
expert to monitor the success of the erosion control and grass revegetation
efforts for period of 2 years after construction. Between the months of October
and April the monitor shall make bi-monthly site visits, identify any deficiencies,
and recommend measures to fix deficiencies. The project applicant shall
implement the recommendations of the monitor. The monitor shall provide an
annual written report of the progress to the appropriate County representative.

The roofs of the residential and barn structures should be designed with hipped
rooflines. Roof and wall colors shall be limited to earth tones, muted greens,
browns and grays and no brighter than 6 in chroma and value on the Munsell
Color Scale on file in the County Department of Planning and Building. No shiny
metal or glazed tile roofing material shall be used. These measures will ensure
visual compatibility between the structures and the setting if for some reason in
the future the effectiveness of the berm is compromised.

The top of the proposed water tanks shall 2 ft. lower than the top of the adjacent
berm. If the water tanks are redesigned to be located along the north side of the
residence, the top of the proposed water tanks shall be 2 ft. lower than the top of
the adjacent berm on the north side. This will result in effective visual screening
of the water tanks as seen from Highway 1.

Fire Safety

9.

All plans submitted to the Department of Planning and Building shall meet the fire
and life safety requirements of the California Fire Code. Requirements shall
include, but not be limited to those outlined in the Fire Safety Plan, prepared by

the CDF/County Fire Department for this proposed project and dated November
2, 2004.

Services

10.

11.

The applicant shall submit evidence that there is adequate water to serve the
proposal, on the site.

The applicant shall submit evidence that a septic system, adequate to serve the
proposal, can be installed on the site.
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Biology

12.

13.

The limits of disturbance shall be shown on the project plans. Ground
disturbance shall be confined to the smallest possible area during grading and
construction activities.

A qualified botanist shall develop a restoration and monitoring plan that will be
approved by the County Planning Department prior to its implementation. The
restoration and monitoring plan shall include the following activities:

a) Prior to any ground disturbing activities, a qualified botanist shall
inventory the area to be impacted (impact area) and record the number of
paintbrush plants to be removed, the number of paintbrush plants in the
surrounding area that will not be removed, and document all the number of each
species of other associated plant species in the impact area. Similarly, the
paintbrush populations on the remainder of the property shall be accurately
mapped and counted.

b) Topsoil from the impact area shall be collected and stockpiled until
project activities cease, after which the topsoil shall be replaced on the cut and fill
slopes.

c) At least one year from restoring the topsoil to the cut and fill slopes, a
qualified botanist shall monitor the plant regeneration in the impact area by
documenting the numbers of paintbrush plants that regenerate in the area. The
number of each species of other associated plants shall also be documented in
the impact area. Monitoring efforts should be conducted during the flowering
period for the paintbrush so that it can be identified if it occurs in the impact area.

d) At the conclusion of the monitoring effort, the botanist shall submit a
monitoring report to the County Planning Department documenting the findings of
the restoration efforts. If plants do not regenerate the first year, monitoring in
two subsequent years during the paintbrush flowering period shall be required,
with submittal of a monitoring report to the County. Upon approval of the final
monitoring report by the County, restoration efforts would cease.

Geology

14.

15.

16.

17.

The roadbed design shall be based on sampling and testing of the underlying
rock. The results of the sampling and testing shall be submitted with the
proposed road design.

The location of the on-site wastewater disposal system shall be located a
minimum of 50 feet from any structure and sited where adequate percolation
rates and sufficient unsaturated permeable sediments or rock are present.
Disposal sites shall be located away from steep slopes where surfacing effluent
could occur.

The applicant shall submit a Storm Water Pollution Prevention Plan to the
Department of Planning and Building.

The applicant shall submit a sedimentation and erosion control plan (CZLUO
Section 23.05.036) for review and approval by the County Planning Department.
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18.  The applicant shall submit a drainage plan (CZLUO Section 23.05.042) for
review and approval by the County Planning Department.

Conditions to be completed prior to issuance of a construction permit

Fees
19.  The applicant shall pay all applicable school and public facilities fees.

Agriculture

21.  The applicant shall establish an agricultural easement in a form approved by
County Counsel for the portion of the site supporting grazing / agricultural
operations. The easement shall also be established over the remaining
paintbrush populations.

Cultural Resources

22.  The applicant shall submit a monitoring plan, prepared by a subsurface-qualified
archaeologist, for the review and approval by the Environmental Coordinator.
The consulting archaeologist responsible for the monitoring program shall be
provided with a copy of the previous archaeological investigations (Singer,
2004).The monitoring plan shall include at a minimum:

A. List of personnel involved in the monitoring activities;

B. Description of how the monitoring shall occur;

C. Description of frequency of monitoring (e.g. full-time, part-time, spot
checking);

D. Description of what resources are expected to be encountered;

E. Description of circumstances that would result in the halting of work at the
project site (e.g. What is considered “significant” archaeological
resources?);

F. Description of procedures for halting work on the site and notification
procedures;

G. Description of monitoring reporting procedures.

Conditions to be completed during project construction

Aesthetics

23. Prior to framing inspection and after completion of rough grading of the site and
berm, a qualified visual resource expert shall verify the effectiveness and
appearance of the berm relative to the proposed structure. Reference flags or
markers shall be erected at the critical dimensions of the proposed residential and
barn structure. The project site shall be viewed from the key visibility areas along
Highway 1 identified in the Visibility Assessment, Morro Group, April 2004. If it
appears after the final grading the residence will be visible above the berm,
recommendations shall be made to eliminate such visibility. If necessary, final
adjustments shall be implemented to ensure that the berm will successfully hide
the structure and will appear as a naturally occurring landform.
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Building Height

24.

Prior to approval of the foundation inspection, the control point shall be inspected
by a building inspector prior to pouring footings or retaining walls, as an added
precaution.

25.  Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the
allowable height and the actual height of the structure. This certification shall be
prepared by a licensed surveyor or civil engineer.

Air Quality

26. The applicant shall reduce the amount of the disturbed area where possible.

27. The applicant shall use water trucks or sprinkler systems in sufficient quantities to
prevent airborne dust from leaving the site. Increased watering frequency shall be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water
shall be used whenever possible.

28. All dirt stock-pile areas shall be sprayed daily as needed.

29. Permanent dust control measures identified in the approved project revegetation
and landscape plans shall be implemented as soon as possible following
completion of any soil disturbing activities.

30. Upon completion of initial site-disturbance/grading activities, exposed ground
areas that are planned to be reworked at dates greater than one month after initial
grading shall be sown with a fast-germinating native grass seed and watered until
vegetation is established.

31. All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the erosion control expert.

32. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon
as possible. In addition, building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

33. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site.

34. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVC Section 23114.

35. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or

36.

wash off trucks and equipment leaving the site.

Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads.
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Geology

37. Cut and fill slopes of 2:1 are recommended for newly created cut and fill slopes.

38.

39.

Upon completion of grading activities and as soon as feasible, drainage
improvements shall be installed to handle winter rainfall runoff in the vicinity of
the proposed structures and roadway and designed to prevent erosion.

The project engineer shall observe the leach field excavations to ensure
compliance with the recommendations of the geotechnical reports and present
the findings in an “as-graded” report prepared by the engineer of record prior to
final inspection.

Conditions to be completed prior to occupancy or final building inspection

lestablishment of the use

Fire Safety

40.

To minimize potential fire safety impacts, the applicant agrees to abide by the
recommendations made by the California Department of Forestry (November 2,
2004 letter), and the Fire Safety Standards (CZLUO Sec. 23.05.086). All
conditions stated in the fire safety plan shall be met prior to final inspection.

Aesthetics

41.

42.

43.

The applicant shall provide verification (by means of consultation with the
projects visual consultant and written documentation) that all required
recommendations to reduce project visibility (numbers 1-10 from the Visibility
Assessment) have been implemented to the satisfaction of the County of San
Luis Obispo per the recommendation of the Visibility Assessment, Morro Group,
April 2004.

To the greatest extent possible, final grading of the berms and all other earthwork
shall be constructed with a rounded transition between adjacent slope and grade-
angles. The radius of the rounding shall be as large as possible. This slope
rounding measure will reduce the angular appearance of the berms and other
earthwork as seen from State Highway 1 and the Key Viewing Areas.

Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied
during final grading as a surface layer to the entire berm. This measure will
reduce the potential visible contrast between the berm and the adjacent hillside
and will promote grass growth.

Archaeology

44,

Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection (whichever occurs first), the consulting archaeologist shall submit
a report to the Environmental Coordinator summarizing all monitoring/mitigation
activities and confirming that all recommended mitigation measures have been
met. If the analysis included in the Phase Ill program is not complete by the time
final inspection or occupancy will occur, the applicant shall provide to the
Environmental Coordinator, proof of obligation to complete the required analysis.
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On-qoing conditions of approval (valid for the life of the project)

Aesthetics

45.

46.

47.

No solid fencing or walls shall be installed if they can be seen from Highway 1.
Fencing shall have an open character and be agricultural or rural in appearance.
Colors shall be generally earth-tone, and white or light colored materials or paint
shall not be used. No site amenities such as sheds, storage areas, stockpiles,
etc. shall be built or placed along the outside of the berm. This measure will
reduce visible contrast with the rural setting as seen from Highway 1.

Planting of vegetation and/or construction of additional structures visible from
Highway 1 may result in significant visual impacts. A visual analysis shall be
conducted for future site improvements potentially visible from Highway 1.

Absolutely no trees, shrubs, or ground cover shall be planted on or around the
earthen berm such that the plant would be visible from Highway 1. No trees or
shrubs shall be planted between the residence and the residence side of the
surrounding berm that will extend above the height of the berm and consequently
be seen from Highway 1. Only grasses similar to the existing grass on the
adjacent hillsides shall be planted on the side of the berm visible from the
highway. No supplemental irrigation shall be applied to the grasses once they
have been established. This measure will reduce noticeability of the project site,
and will minimize visual contrast between the project site and the adjacent
landcover.

General Conditions

48.

49.

This land use permit is valid for a period of 24 months from its effective date
unless time extensions are granted pursuant to Land Use Ordinance Section
23.02.050 or the land use permit is considered vested. This land use permit is
considered to be vested once a construction permit has been issued and
substantial site work has been completed. Substantial site work is defined by
Land Use Ordinance Section 23.02.042 as site work progressed beyond grading
and completion of structural foundations; and construction is occurring above
grade.

All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply
with these conditions of approval may result in an immediate enforcement action
by the Department of Planning and Building. If it is determined that violation(s) of
these conditions of approval have occurred, or are occurring, this approval may
be revoked pursuant to Section 23.10.160 of the Land Use Ordinance.
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CDF/San Luis Obispo County

Fire Department

635 N. Santa Rosa * San Luis Obispo ¢ California 93405

November 2, 2004

County of San Luis Obispo
Department of Planning and Building

County Government Center

San Luis Obispo, CA 93408 (\/\ v
Subject: Project # DRC2004-00066 (Malouin) ——
Dear North Coast team members,

I have reviewed the referral for the minor use permit for the proposed large single family
residence project located at State Highway 1 near Harmony, CA. This project is located
approximately 15 minutes from the closest CDF/San Luis Obispo County Fire Station. The
project is located in State Responsibility Area for wildland fires.

It is designated a High Fire Severity Zone. This project is required to comply with all fire safety
rules and regulations including the California Fire Code, the Public Resources Code and any
standards referenced therein.

The following conditions will apply to this project:
Access Road
An access road must be constructed to CDF/County Fire standards when it serves more than one
parcel; access to any industrial or commercial occupancy, or vehicular access to a single parcel
with more than two buildings or four or more dwelling units.

e The maximum length of a dead end road, including all dead-end roads accessed from

that dead-end road, shall not exceed the following cumulative lengths, regardless of
the number of parcels served:

o Parcels less than 1 acres 800 feet

o Parcels | acre to 4.99 acres 1320 feet
o Parcels 5 acres to 19.99 acres 2640 feet
o Parcels 20 acres or larger 5280 feet
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The road must be 18 feet in width and an all weather surface.

If the road exceeds 12% it must have a non-skid paved surface.

Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All roads must be able to support a 20 ton fire engine.

Road must be named and addressed including existing buildings.

A turnaround must be provided if the road exceeds 150 feet.

Vertical clearance of 13°6” is required.

Driveway

A driveway is permitted when it serves no more than two buildings, with no more than 3 dwelling
units or a single parcel, and any number of accessory buildings.
e Driveway width for high and very high fire severity zones:
o 0-49 feet, 10 feet is required
o 50-199 feet, 12 feet is required
o Greater than 200 feet, 16 feet is required
o Turnarounds must be provided if driveway exceeds 300 feet.

Water Supply
The following applies:

[ ]This project will require a community water system which meets the minimum
requirements of the Appendix III-A & III-B of the California Fire Code.

A water storage tank with a capacity determined by a factor of the cubic footage of the
structure will be required to serve each existing and proposed structure. A residential fire
connection must be located within 50 to 150 feet of the buildings.

Fuel Modification

e Vegetation must be cleared 10 feet on each side of the driveways and access road.

e Maintain around all structures a 100 foot firebreak. This does not include fire resistive
landscaping.

e Remove any part of a tree that is within 10 feet of a chimney.

e Maintain any tree adjacent to or overhanging any building free of deadwood.

e Maintain the roof of any structure free of leaves, needles or other flammable material.

Due to the extreme grade of the driveway, both the proposed residence and the garage shall be
required to provide a residential fire sprinkler system meeting all standards referenced within
NFPA Pamphlet 13D. The project shall provide a minimum of 10,000 gallons of water in storage
and must have a minumum "Class A" roof covering and non-combustible siding material.
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The proposed access road/driveway may require a separate name issued by the County of San
Luis Obispo Department of Planning and Building.

Please contact this office to set up a site visit to discuss fire/life safety concerns with the proposed
access for this project.

If I can provide additional information or assistance, please call 543-4244.
Sincerely,

.
4

Clinton I. Bullard ~> — .- -
Fire Inspector o

cc: Malouin, Applicant
Gobler, Agent
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COUNTY OF SAN Luis OBISPO FOR OFFICIAL USE ONLY (MW)
MITIGATED NEGATIVE DECLARATION & NOTICE OF DETERMINATION

ENVIRONMENTAL DETERMINATION NO. ED04-231 DATE: November 10, 2005
PROJECT/ENTITLEMENT: Malouin Development Plan  /Coastal Development Permit DRC2004-
00066
APPLICANT NAME: Jim Malouin
ADDRESS: 10595 Bluff Street, Banning, Ca 92220
CONTACT PERSON: Same as applicant Telephone: 951-217-3327

PROPOSED USES/INTENT: Request by Jim and Marijane Malouin to allow for the establishment of an
approximate 3,500 square foot single family residence, an approximate 1,800 square foot one-story
barn, an approximately 4,500 foot long residential driveway, and related grading activities, which will
resultin the disturbance of approximately 4.95 acres of disturbance on a 120-acre parcel. The site is
in the North Coast planning area.

LOCATION: The proposed project is within the Agriculture land use category and is located on Highway 1
approximately 4,335 feet (0.82 miles) south of Harmony Valley Road and the community of Harmony.

LEAD AGENCY: County of San Luis Obispo Department of Planning & Building
County Government Center, Rm. 310
San Luis Obispo, CA 93408-2040

OTHER POTENTIAL PERMITTING AGENCIES: California Department of Fish and Game

ADDITIONAL INFORMATION: Additional information pertaining to this environmental determination may be
obtained by contacting the above Lead Agency address or (805) 781-5600.

COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT ......c.ccocerreenne 5 p.m. on Nomvember 24, 2005
30-DAY PUBLIC REVIEW PERIOD begins atthe time of public notification

Notice of Determination State Clearinghouse No.
This is to advise that the San Luis Obispo County as [ ] Lead Agency
[ 1 Responsible Agency approved/denied the above described project on , and has

made the following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for

this project pursuant to the provisions of CEQA. Mitigation measures were made a condition of the
approval of the project. A Statement of Overriding Considerations was not adopted for this project.
Findings were made pursuant to the provisions of CEQA.

This is to certify that the Negative Declaration with comments and responses and récord of project approval is
available to the General Public at:

Department of Planning and Building, County of San Luis Obispo,
County Government Center, Room 310, San Luis Obispo, CA 93408-2040

Murry Wilson County of San Luis Obispo

Signature Project Manager Name Date Public Agency

Gn\irtual Project Files\Land Use Permits\Fiscal 2004-2005\Development Plan_Conditional Use Permits\DRC2004-00066
MALOUIN\Environmental Determination\MalouinNDCOV_MW doc
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San Luis Obispo County
Department of Planning and Building
environmental division

ENVIRONMENTAL DOCUMENT FILING FEE FORM

NOTICE: During environmental review, this project required consultation, review or
development of mitigation measures by the California Department of Fish and Game. Therefore,

the applicants will be assessed user fees pursuant to section 711.4 of the California Fish and
Game Code.. The California Environmental Quality Act (Section 21089) provides that this
project is not operative, vested or final until the filing fees are paid.

Lead Agency: = County of San Luis Obispo Date: 11/7/05
County:  San Luis Obispo Project No. PMT2004-03577
Project Title: ~ Malouin Development Plan
Project Applicant

Name: Jim Melouin
Address: 10595 Bluff Street
City, State, Zip Code:  Banning, CA 92220
Telephone #:  951-217-3327

Please remit the following amount to the County Clerk-Recorder:

( ) Environmental Impact Report $ 850.00
(X) Negative Declaration $ 1250.00
(X) County Clerk's Fee $ 25.00

Total amount due: 1275.00

AMOUNT ENCLOSED:

Checks should be made out to the “County of San Luis Obispo”. Payment must be received by

the County Clerk, 1055 Monterey Street, Room D-120, San Luis Obispo, CA 93408-2040,
within two days of project approval.

NOTE: Filing of the Notice of Determination for the attached environmental document requires
a filing fee in the amount specified above. If the fee is not paid, the Notice of Determination
cannot be filed.
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COUNTY OF SAN LUIS OBISPO
INITIAL STUDY SUMMARY - ENVIRONMENTAL CHECKLIST

Project Title & No. Malouin Development Plan  EDQ4-231 ;:DRC2004-00066

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

X Aesthetics X Geology and Soils [_] Recreation

L] Agricultural Resources &Hazards/Hazardous Materials | [X Transportatlon/ClrcuIatlon
DX Air Quality [ 1 Noise [ ] Wastewater

Biological Resources [_] Population/Housing Water

X Cultural Resources [_] Public Services/Utilities []Land Use

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

] The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

X Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

L] The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

L] The proposed project MAY have a "potentially significant impact” or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1 ) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as descrlbed on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

L] Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are lmposed upon the proposed project, nothmg further is required.

Murry Wilson M [/,.___._\ ///:L/o;

Prepared by (Print) /Slgn 7 Date
h I\I /%A /\/ llen Carroll,

\.b h 4. Environmental Coordinator // 3/05

Reviewed by (Print) ( Signature (for) Hate

County of San Luis Obispo, Initial Study for Malouin Conditional Use Permit-reviewed Page 1
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing
the Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. The Initial Study includes staff's on-site inspection of the project site and surroundings
and a detailed review of the information in the file for the project. In addition, available background
information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The Environmental Division uses the checklist to summarize the results of
the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 310, County Government Center, San Luis Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Jim and Marijane Malouin for a Development Plan/Coastal Development
Permit to allow for the construction of a one-story single family residence (approximately 3,500
square feet), a one-story barn (approximately 1,800 square feet), and an approximately 4,500
foot long residential driveway, and associated grading activities. The project will result in the
disturbance of approximately 4.95 acres on a 120-acre parcel. The proposed project is within
the Agriculture land use category and is located on the east side of Highway 1 approximately
4,335 feet (0.8 miles) south of Harmony Valley Road and the community of Harmony. The site
is in the North Coast planning area.

ASSESSOR PARCEL NUMBER(S): 046-061-010/011 SUPERVISORIAL DISTRICT # 2
B. EXISTING SETTING

PLANNING AREA:  North Coast,Rural

LAND USE CATEGORY: Agriculture

COMBINING DESIGNATION(S): Geologic Study, Streams & Riparian Vegetation
, Local Coastal Plan/Program

EXISTING USES: Undeveloped

TOPOGRAPHY: Moderately sloping to steeply sloping
VEGETATION: Grasses

PARCEL SIZE: 120 acres

SURROUNDING LAND USE CATEGORIES AND USES:

North: Agriculture; undeveloped East: Agriculture; undeveloped

South: Agriculture; undeveloped West: Agriculture; residential

County of San Luis Obispo, Initial Study for Malouin Conditional Use Permit-reviewed Page 2
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

- THETICS - Will the project: Potentially Impactcan Insignificant Not
1 AES S proj Significant & willbe  Impact Applicable

mitigated
[] L]

a) Create an aesthetically incompatible [___]
site open to public view?

X

b) Introduce a use within a scenic view %
open to public view?

c) Change the visual character of an
area?

d) Create glare or night lighting which
may affect surrounding areas?

e) Impact unique geological or
physical features?

1j) Other

1 O

O O 0O
=
X O 0O O
OO O O

Setting. The proposed project consists of the construction of a single-family residence, a barn and
improvements to the existing agricultural road. The project site is located approximately 1 mile south
of the community of Harmony along a ridgeline in an area consisting of steep to moderately sloped
hills on the east side of Highway 1. The proposed project location is at an approximate elevation of
480 feet above sea level approximately 0.3 miles east of the highway. The parcel is currently used
primarily for livestock grazing. An unpaved road provides site access and little vegetation other than
denuded grasslands and scattered coyote brush exist in the project vicinity. A natural stand of oak
trees are found at lower elevations; below the project site near the access road on the north and east

facing slopes. A few scattered agricultural buildings and eucalyptus stands are visible adjacent to the
highway and on the surrounding hills in the area.

The San Luis Obispo County General Plan and North Coast Area Plan have numerous ordinances
and policy requirements relevant to the proposed projects visibility. Most importantly, North Coast
Rural Area Standard, Areawide 6, requires new development to be sited to minimize visibility from
Highway 1. The site selection criteria includes: using existing topography to shield development from
Highway 1, avoiding steep slopes, keeping development below ridgelines and directing development
to the east side of the highway versus the west (when ownership is on both sides). A Visibility
Assessment was conducted (Visibility Assessment, Morro Group, April 2004) that assessed the

project visibility and recommendations to reduce project visibility were provided and will be
implemented into the project design.

ImpactThe project site was assessed to determine all potential viewing locations along the Highway 1
corridor. The site was surveyed and reference pylons at critical project element locations were set.
The consultants performing the visual assessment checked the pylons for accuracy relative to the
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topographic mapping and site plan. Most of the project site is visible from Highway 1, thus requiring a
combination of site selection and mitigation, in order to eliminate visibility of the residential structure
The visual analysis determined that by reducing the original proposed height of the structure, and
careful use of a constructed berm, the project could effectively be screened from view of highway 1.As
viewed from southbound Highway 1 (Key Viewing Area 1, KVA-1), the berm was visible for
approximately eight seconds at the posted speed limit. The berm is expected to effectively screen
visibility of the residential structure, water tanks, and the vehicle parking area. Because of the distant
viewing location of KVA-1, the height and length of the proposed berm will likely not appear out of
scale with the setting. The shape of the berm will look natural and will be compatible with surrounding
landforms. If grasses are established on the berm similar to those found on the existing hillside, the
berm will likely be difficult to discern from the adjacent slopes. The proposed barn and access
road/driveway are not expected to be visible from KVA-1.

As viewed from Highway 1 (Key Viewing Area 2, KVA-2), the viewing angle becomes almost
perpendicular to the direction of travel, which will likely diminish views of the project site along the
highway. The view of the project area is approximately three seconds in a motor vehicle. The western
third of the berm along the north side of the project will be visible. The project site is least noticeable
from this viewing area. The proposed barn and access road/driveway are not expected to be visible
from KVA-2.

As viewed from northbound Highway 1(Key Viewing Area 3, KVA-3), the project site is seen almost
directly ahead of the viewer for approximately 18 seconds at the posted speed limit. As proposed, the
residence will not be visible from anywhere in the northbound direction and no berm would be
necessary along the southern side of the residence as the project is proposed. The proposed barn
and access road/driveway are not expected to be visible from KVA-3.

Mitigation/Conclusion. The field review confirmed that the residential structure is not expected to be
visible from any point on Highway 1. The combination of site selection, earthen berms and reduced
structure height are expected to successfully eliminate views of the residential structure as seen from
Highway 1. Landscaping will not be recommended as a means of screening development and will not
be allowed on or around the earthen berm such that the plants would be visible from Highway 1. The
berm will be replanted using stockpiled topsoil from project grading activities. Mitigation measures
recommended in the April 2004 Visual Assessment will be implemented to ensure the greatest
protection of scenic resources. The implementation of the above referenced measures will mitigate
visual impacts to a level of insignificance, therefore, no significant aesthetic impacts will occur with the
development of the single-family residence, barn and access road. These mitigation measures are
listed in detail in Exhibit B - Mitigation Summary Table.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

. L Significant & will be Impact Applicable
- Will the project: mitigated
a)  Convert prime agricultural Iand to [] [] X []

non-agricultural use?

b)  Impair agricultural use of other
property or result in conversion to
other uses?

X ]

c) Conflict with existing zoning or
Williamson Act program?

d) Other

[]
L] X L]
[] L] X

Setting. The soil types include: Los Osos loam (9-30%)

L OO O
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Gazos-Lodo clay loams  (15-50%) Diablo and Cibo clays  (15-30%) Diablo-Lodo Complex (15-
50%) Los Osos-Diablo Complex (30-50%)

As described in the NRCS Soil Survey, the "non-irrigated” soil class is "lII" to "VI", and the "“irrigated
soil class is "not applicable" to "llI".

The project is located in a predominantly agricultural area. The majority of the agricultural activities
occurring on the property and in the immediate vicinity are limited to grazing. Grazing currently occurs
on the subject parcel and will continue to occur after development of the single family residence and
barn. The surrounding parcels are used primarily for grazing and will not be impacted by the
development of a single-family residence on this parcel. This parcel is currently under Williamson Act
contract.

Impact. The project will be setback approximately 750 feet from the nearest property line. No
impacts to agricultural resources are anticipated. The proposed parcel will remain under Williamson
Act contract and grazing will continue to occur on the parcel. The proposed residence, barn and
access driveway will not affect grazing activities that occur in the area or on the subject property and
will be incidental to the primary agricultural use (grazing). The residence will allow the applicant to
better manage the agricultural operations on the project site.

Mitigation/Conclusion. No mitigation measures are necessary.

3. AIR QUALITY - will the project: Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Violate any state or federal ambient [] X [] []

air quality standard, or exceed air
quality emission thresholds as
established by County Air Pollution
Control District?

b)  Expose any sensitive receptor to
substantial air pollutant
concentrations?

¢) Create or subject individuals to
objectionable odors?

d)  Beinconsistent with the District’s []
Clean Air Plan?

e) Other

I
XX KX
O O

] X

Setting. The Air Pollution Control District has developed the CEQA Air Quality Handbook to evaluate
project specific impacts and help determine if air quality mitigation measures are needed, or if
potentially significant impacts could result. To evaluate long-term emissions, cumulative effects, and
establish countywide programs to reach acceptable air quality levels, a Clean Air Plan has been
adopted (prepared by APCD).

Impact. As proposed, the project will result in the disturbance of approximately 4.95 acres. This will
result in the creation of construction dust, as well as short- and long-term vehicle emissions. Based
on Table 1-1 of the CEQA Air Quality Handbook, the project will result in less than 10 Ibs./day of
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pollutants, which is below thresholds warranting any mitigation. The project is consistent with the
general level of development anticipated and projected in the Clean Air Plan. Based on the size of the

proposed project, there is sufficient ground disturbing activities to warrant construction related dust
control / air quality mitigation.

Mitigation/Conclusion. To mitigate these potential impacts, the applicant shall comply with the Air
Pollution Control District's (APCD) standard dust control measures. The implementation of these
measures will mitigate air quality impacts to a level of insignificance, therefore, the potential impacts
are considered less than significant. These mitigation measures are listed in detail in Exhibit B -
Mitigation Summary Table.

4. BIOLOGICAL RESOURCES - Potentially Impactcan Insignificant Not

. L Significant & will be Impact Applicable
Will the project: mitigated
a)  Resultin a loss of unique or special [] & L] [:]

status species or their habitats?

b)  Reduce the extent, diversity or
quality of native or other important
vegetation?

¢) Impact wetland or riparian habitat?

XX O
o O

X
L]
L]

O O

d) Introduce barriers to movement of
resident or migratory fish or wildlife
species, or factors which could
hinder the normal activities of
wildlife?

e) Other ] ] [] X

Setting. The project site is 120 acres on the east side of Highway 1 south of the town of Harmony.
The site consists of moderate to steep slopes supporting grassland habitat over the entire property
with very few trees and other vegetation. Three seasonal tributaries to Ellysly Creek originate on the
property. Wetlands are present within the drainages. A perennial stockpond in the northern most
drainage provides perennial aquatic habitat for reptiles, amphibians, birds and other animals.
Claifornia red-legged frogs and Southwestern pond turtles were identified in the northernmost
drainage, adjacent to the project area.

The following habitats were observed on the proposed project: Valley and southern coastal
grassland, wetland, and stock pond. Based on the latest California Diversity database and other
biological references, the following species or sensitive habitats were identified:

Plants: One hundred and fourteen species of plants were identified on the property including
Obispo Indian paintbrush and Cambria morning glory.

Wildlife: ~ South Western Pond Turtle, California Red Legged Frog

Habitats:  Property is located within California Red Legged Frog habitat, valley and southern
coastal grasslands, and wetlands.

Impact. The proposed project will impact/disturb 4.95 acres of a 120 acre site. Two rare plants will be
impacted by the proposed project, Obispo Indian paintbrush and Cambria morning glory.
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Approximately 248,348 Obispo Indian Paintbrush occur on the project site. One thousand square
yards of paintbrush habitat will be impacted containing approximately 4025 paintbrush plants. This
impact is equivalent to 1.62% of the total population on the property. Approximately 1850 Cambria
morning glory plants occur on the site and approximately 37 morning glory plants will be impacted or
2% of the population. Hoffman’s sanicle occurs in small patches on the property and will not be
impacted by the proposed project. California red-legged frog and Southwestern pond turtle were
identified in the northernmost drainage adjacent to the project site (road alignment). Mitigation
recommendations are included to protect these species. No native oak trees will be impacted by the
development of the proposed project and no wetland impacts are anticipated by the proposed project.
No impacts will occur to sensitive natural communities on the project site with the development of this
project. No impacts will occur to special aquatic sites and the project is not anticipated to impact
wildlife movement

Mitigation/Conclusion. The loss of approximately 2 percent of the San Luis Obispo paintbrush and
Cambria morning glory populations are marginally significant impacts. As required by CEQA this
impact should be mitigated to a less than significant level through a restoration and monitoring plan
and an on-site open space easement. Although not much is known about the San Luis Obispo
paintbrush, it is thought to be a hemi-parasitic plant, meaning that it lives closely associated with other
plant species and is dependent on them for its survival. Therefore, when conducting re-vegetation
work for this species, it is important to insure that the other closely associated plant species it
depends on also be re-vegetated in the same area. Collection of topsoil and redistribution after
completion of grading activities will help to mitigate impacts to these species. A restoration and
monitoring plan will be required to be approved prior to permit issuance. The implementation of these
measures will mitigate biological impacts to a level of insignificance, therefore, the potential impacts
are considered less than significant. These mitigation measures are listed in detail in Exhibit B -
Mitigation Summary Table.

5. CULTURAL RESOURCES - Potentially Impactcan Insignificant Not
Will the project: Significant ﬁ i‘:;g;lt):d Impact Applicable
a) Disturb pre-historic resources? [] X [] []
b)  Disturb historic resources? [] ] X |:|
c¢) Disturb paleontological resources? [] [] X |:|

d) Other [] [] [] X

Setting. The project is located in an area historically occupied by the Southern Salinan and
Obispeno Chumash. No historic structures are present and no paleontological resources are known
to exist in the area. The project site contains numerous physical features that are typically associated
with prehistoric occupation. Prehistoric populations found and used outcroppings of Franciscan chert
and other rocks that are found on the property. Surface reconnaissance found evidence of both
prehistoric and early historic activities on the property, principally the extraction and processing of
lithic materials, that is, the utilization of various rocks and minerals found in the area.

Impact. A Phase | (surface) survey was conducted (Cultural Resource Survey, C.A. Singer and
Associates, March 2004) at the 120-acre project site. All the archaeological resources on the property
are associated with small outcroppings of laminated and deformed Franciscan chert. Project impacts
can be divided into those associated with construction of the new roadway, and those associated with
building the house, barn, and equestrian facilities (i.e. fences, electrical, septic system, etc.).
Construction of the old agricultural road had no direct affect on any of the nearby archaeological sites
and completion of the new route should have no impact on resources.
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Construction of a home and barn on the upper terrace near site CA-SLO 2339 has the potential to
impact resources located near the outcropping. The proposed location should not directly impact any
of the resources but could affect the site if proper mitigation is not implemented. The proposed
buildings are located on the flat terrace while the recorded site is on a nearby rocky hilltop. At this time
there is no evidence that any resources exist on the terrace in the proposed construction area, but
due to the proximity, subsurface resources could be present. The construction excavations could
impact archaeological resources, but these resources are not likely to be very extensive.

Mitigation/Conclusion. Direct evidence of past habitation on the terrace (where project
improvements are proposed) was not found, although it is probable that soil mixing by generation of
grazing cattle have hidden resources. Erecting a temporary construction fence around the outcropping
(CA-SLO2339) can eliminate any direct impacts to the hilltop site by means of avoiding the resource.
Impacts to subterranean resources that may be discovered during construction can be mitigated to an
acceptable degree through archaeological monitoring and systematic data recovery. A Monitoring
Plan will be required to guide project work. Three specific actions are recommended by the subject
report as key elements for the future monitoring plan: 1) examine the final roadway before any
additional grading and the road base is applied; 2) examine the surface of the terrace area
immediately after vegetation is removed (grubbed); and 3) examine the excavated footing trenches for
the house and other excavations on the terrace.

The project will be required to incorporate the mitigation measures attached in Exhibit B - Mitigation
Summary Table to reduce potential archaeological impacts to less than significant levels. This
includes providing a Monitoring Plan prior to construction activities that identifies how monitoring will
take place and what will be done if materials are discovered, along with a final report that verifies all
mitigation measures and activities in the monitoring report have been completed.

6. GEOLOGY AND SOILS - Potentially Impact can Insignificant Not
. L, Significant & will be Impact Applicable
Will the project: mitigated
a) Result in exposure to or production [ ] [] X []

of unstable earth conditions, such
as landslides, earthquakes,
liquefaction, ground failure, land
subsidence or other similar
hazards?

b) Be within a CA Dept. of Mines &
Geology Earthquake Fault Zone D D D IZ]
(formerly Alquist Priolo)?

¢) Resultin soil erosion, topographic ] X []
changes, loss of topsoil or unstable
soil conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Change rates of soil absorption, or L[] X [] []
amount or direction of surface
runoff?

e) Include structures located on [] X [] ]

expansive soils?
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- Potentially Impactcan Insignificant Not
6. GE.OLOGY .AN,D SOILS Significant & will be Impact Applicable
Will the project: mitigated
f)  Change the drainage patterns where ] [ ] X []

substantial on- or off-site
sedimentation/ erosion or flooding

may occur?

g) Involve activities within the 100-year ] [] [] X
flood zone?

h)  Be inconsistent with the goals and [] [] X []

policies of the County’s Safety
Element relating to Geologic and
Seismic Hazards?

i) Preclude the future extraction of [] [] B4 [ ]
valuable mineral resources?

j)  Other [ ] [] [] X

Setting. GEOLOGY - The topography of the project site is comprised of rolling, broad upland ridges
with moderately to steeply sloping flanks that decend to narrow intermittent tributaries of Ellysly
Creek.  The area proposed for development is within the Geologic Study Area designation. The
landslide risk potential is considered high although the report prepared by Cleath and Associates
states there is no landslide or other significant slope failure evident in the proposed construction
areas. The liquefaction potential during a ground-shaking event is considered low. No active
faulting is known to exist on or near the subject property. The project is not within a known area
containing serpentine or ultramafic rock or soils.

Any project within the Geologic Study area designation or within a high liquefaction area is subject to
the preparation of a geological report per LUO section 23.07.080© to evaluate the area’s geological
stability relating to the proposed use. A geological report was conducted for the project (Engineering
Geologic Study, Cleath and Associates, November 20, 2003).

DRAINAGE — The area proposed for development is outside the 100-year Flood Hazard designation.
The closest creek (Ellysly Creek) from the proposed development is approximately 0.12 miles to the
southwest. As described in the NRCS Soil Survey, the soil is considered very poorly to well drained
depending upon where on the site you are located. For areas where drainage is identified as a
potential issue, the LUO (Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize
potential drainage impacts. When required, this plan would need to address measures such as:
constructing on-site retention or detention basins, or installing surface water flow dissipaters. This
plan would also need to show that the increased surface runoff will have no more impacts than that
caused by historic flows.

SEDIMENTATION AND EROSION - The soil types include: Los Osos loam
(9-30%) Gazos-Lodo clay loams  (15-50%) Diablo and Cibo clays  (15-50%) Diablo-Lodo
Complex (15-50%) Los Osos-Diablo Complex (30-50%)

As described in the NRCS Soil Survey, the soil surface is considered to have low to moderate
erodibility, and moderate to high shrink-swell characteristics.

When highly erosive conditions exist, a sedimentation and erosion control plan is required (LUO Sec.
23.05.036) to minimize these impacts. When required, the plan is prepared by a civil engineer to
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address both temporary and long-term sedimentation and erosion impacts. Projects involving more
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention

Plan (SWPPP), which focuses on controlliing storm water runoff. The Regional Water Quality Control
Board is the local extension that monitors this program.

Impact. As proposed, the project will result in the disturbance of approximately 4.95-acres of soil on
a 120-acre parcel. Grading activities associated with development of the access road, residential
building pad, screening berm, and barn area will create exposed soils that could lead to erosion and
sedimentation if proper mitigation is not in place. Mitigation is proposed to reduce project related
impacts for storm water as required by County Code and as required the Region Water Quality
Control Board.

Mitigation/Conclusion. The sites surface soils are unsuited for foundation or roadbed support in the
present state. Conventional earthmoving equipment should be able to expose weathered competent
rock at shallow depths that are well suited for construction. Proper drainage control on newly formed
slopes and road surfaces should mitigate erosion problems derived from runoff. Thorough sampling
and testing will be applied to roadbed design at the lower portions of the site within the easement area
because the soils in this area are inherently less stable than the chert and metavolcanic rocks above.
An additional study, with subsurface sampling and material testing, will be necessary for foundation
and roadway design upon finalization of the development plans. The recommendation derived from
the geologic report along with ordinance and code requirements are attached in Exhibit B - Mitigation
Summary Table. The implementation of the above referenced measures will mitigate geologic impacts
to a level of insignificance, therefore, no significant geologic impacts will occur with this development.

7. HAZARDS & HAZARDOUS Potentially Impact can Insignificant Not

- . Signifi t & will b | Appli |
MATERIALS - Will the project: " hitigated mpact pplicable
a) Result in a risk of explosion or D D IE I:I

release of hazardous substances
(e.g. oil, pesticides, chemicals,
radiation) or exposure of people to
hazardous substances?

b) Interfere with an emergency
response or evacuation plan?

X

¢) Expose people to safety risk
associated with airport flight
pattern?

X

d) Increase fire hazard risk or expose
people or structures to high fire
hazard conditions?

e)  Create any other health hazard or
potential hazard?

f) Other

I I N

X X

I I e N B O I
I N e N

[]

X

Setting. The project is not located in an area of known hazardous material contamination. The
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project is within a moderate severity risk area for fire as well as being located in State Responsible
Area for wild land fire. The project is not within the Airport Review area.

Impact. The project does not propose the use of hazardous materials. The project does not present
a significant fire safety risk with incorporation of the conditions applied to the project as described in
the fire safety plan dated November 2, 2004. The project is not expected to conflict with any regional
evacuation plan.

Mitigation/Conclusion. The applicant will be required to implement the requirements of the fire
safety plan dated November 2, 2004. The implementation of the above measure will mitigate hazard
impacts to a level of insignificance; therefore, no significant hazard impacts will occur with this
development. The mitigation measures are listed in detail in Exhibit B - Mitigation Summary Table.

8. NOISE - will the project: Potentially Impact can  Insignificant Not
Significant & will be Impact Applicable
mitigated
a) Expose people to noise levels which [] [] X []
exceed the County Noise Element
thresholds?

b)  Generate increases in the ambient
noise levels for adjoining areas?

X L]
X []
] X

¢c) Expose people to severe noise or
vibration?

d) Other

1 O O
L1 OO [

Setting. The project is not within close proximity of loud noise sources, and will not conflict with any
sensitive noise receptors (e.g., residences). The site is a 120-acre parcel with mostly agricultural
activities occurring in the vicinity.

Impact. The project is not expected to generate loud noises, nor conflict with the surrounding uses.

Mitigation/Conclusion. No significant noise impacts are anticipated, and no mitigation measures are
necessary.

9. POPULATION/HOUSING - Potentially Impact can  Insignificant Not
Will the project: Significant & will be Impact Applicable
mitigated
a) Induce substantial growth in an area [] [] X []

either directly or indirectly (e.g.,
through projects in an undeveloped
area or extension of major
infrastructure)?

b)  Displace existing housing or people, [] ] [] X
requiring construction of
replacement housing elsewhere?
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9 POPULATION/HOUSING - Potentially Impact can  Insignificant Not
) will th iect: Significant & will be Impact Applicable
il the project: mitigated
¢) Create the need for substantial new ] [] X []
housing in the area?
d)  Use substantial amount of fuel or D D IE D
energy?

e) Other D D D PX‘

Setting. In its efforts to provide for affordable housing, the county currently administers a Community
Development block Grant Program, which provides grants to projects relating to affordable housing
throughout the county. The parcel does not currently have any residential use. One residential unit will
be added to the property.

Impact. The project will not result in a need for a significant amount of new housing, and will not
displace existing housing. This project is a single-family residence on a large parcel. The project will
not have significant affect on population and housing in the area.

Mitigation/Conclusion. No significant population and housing impacts are anticipated, and no
mitigation measures are necessary.

10. PUBLIC SERVICES/UTILITIES - Potentially Impact can Insignificant Not
Will the project have an effect upon, Significant &.V\{i" be Impact Applicable
or result in the need for new or mitigated
altered public services in any of the
following areas:

a)  Fire protection?

b)  Police protection (e.g., Sheriff, CHP)?
¢) Schools?

d) Roads?

e) Solid Wastes?

f) Other public facilities?

g)  Other

oot
OO0 X XK
XXX OO

oot

X

Setting. The project area is served by the County Sheriff's Department and CDF/County Fire as the
primary emergency responders. The closest CDF fire station (Cambria) is approximately 5.8 miles to
the north. The closest Sheriff substation is in San Luis Obispo (Kansas Ave.), which is approximately
20 miles from the proposed project. The project is located in the Coast Unified School District.

Impact. The project direct and cumulative impacts are within the general assumptions of allowed use
for the subject property that was used to estimate the fees in place.
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Mitigation/Conclusion. Public facility (county) and school (State Government Code 65995 et sec)

fee programs have been adopted to address the project’s direct and cumulative impacts, and will
reduce the impacts to less than significant levels.

11. RECREATION - will the project: Potentially Impact can Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Increase the use or demand for parks [] [] X []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] [] X []

other recreation opportunities?

c) Other [ ] [] [] X

Setting. The County Trails Plan shows that a potential trail does not go through the proposed project.
The project is not proposed in a location that will affect any trail, park or other recreational resource.

Impact. One single-family residence on a large parcel will not create a significant need for additional
parks or recreational resources.

Mitigation/Conclusion. No significant recreation impacts are anticipated, and no mitigation measures
are necessary.

12. TRANSPORTATION/ Ppte_nfially Impgct can Insignificant Not -
CIRCULATION - will the project: > ° " mitoatey oo Applicable

a) Increase vehicle trips to local or [] (] X []
areawide circulation system?

b)  Reduce existing “Levels of Service” [] ] X []

on public roadway(s)?

c)  Create unsafe conditions on public [] [] X - []
roadways (e.g., limited access,
design features, sight distance,
slow vehicles)?

d)  Provide for adequate emergency
access?

e)  Result in inadequate parking
capacity?

f Result in inadequate internal traffic
circulation?

L O O O
O o O
X 0O 0O X
X X O

g)  Conflict with adopted policies, plans,
or programs supporting alternative
transportation (e.g., pedestrian
access, bus turnouts, bicycle racks,
etc.)?
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12. TRANSPORTATION/ Potentially Impact can Insignificant Not
) . . Significant & will be Impact Applicable
CIRCULATION - will the project: mitigated
h)  Result in a change in air traffic [] [] X []

patterns that may result in
substantial safety risks?

i  Other [] ] ] X

Setting. Future development will access onto the following public road(s): Highway 1. The identified
roadway is operating at acceptable levels. Referrals were sent to Public Works and Caltrans.

Impact. The proposed project is estimated to generate about 10 trips per day, based on the Institute
of Traffic Engineer's manual of 10/unit. This small amount of additional traffic will not result in a
significant change to the existing road service levels or traffic safety. A response was received from
Caltrans regarding the proposed improvements within the Caltrans right-of-way. The applicant will be
required to file for an encroachment permit from the District 5 Permit Office prior to construction
activities to assure that work will be done to the Department's engineering and environmental
standards.

Mitigation/Conclusion. The implementation of the above referenced measure will mitigate any
transportation/circulation related impacts to a level of insignificance, therefore, no significant
transportation/circulation impacts will occur with the development of the single-family residence, barn
and access road. The mitigation measure is listed in detail in Exhibit B - Mitigation Summary Table.

13. WASTEWATER - Will the Potentially Impact can Insignificant Not
. Significant & will be Impact Applicable
project: mitigated
a) Violate waste discharge requirements [] [] X [ ]

or Central Coast Basin Plan criteria
for wastewater systems?

b)  Change the quality of surface or [] [] 4 []
ground water (e.g., nitrogen-loading,
daylighting)?

¢) Adversely affect community [ ] [] X []

wastewater service provider?

d) Other D D D

X

Setting. Soil percolation varies depending upon where you are located on the 120 acre site. As
described in the NRCS Soil Survey (see Geology section for soil types), the main limitations for on-
site wastewater systems relates to: slow percolation and/or steep slopes and/or shallow depth to
bedrock. These limitations are summarized as follows:

Shallow Depth to Bedrock — indicates that there may not be sufficient soil depth to provide adequate
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soil filtering of effluent before reaching bedrock. Once effluent reaches bedrock, chances increase for
the effluent to infiltrate cracks that could lead directly to groundwater sources or near wells without
adequate filtering, or allow effluent to daylight where bedrock is exposed to the earth’s surface. To
comply with the Central Coast Basin Plan, additional information is needed prior to issuance of a
building permit, such as borings at leach line locations, to show that there will be adequate separation
between leach line and bedrock.

Steep Slopes — where portions of the soil unit contain slopes steep enough to result in potential
daylighting of wastewater effluent. To comply with the Central Coast Basin Plan, additional
information is needed prior to issuance of a building permit, such as slope comparison with leach line
depths, to show that there is no potential of effluent “daylighting” to the ground surface.

Slow Percolation — is where fluid percolates too slowly through the soil for the natural processes to
effectively break down the effluent into harmless components. The Basin Plan identifies the
percolation rate should be less than 120 minutes per inch. To achieve compliance with the Central
Coast Basin Plan, additional information will be needed prior to issuance of a building permit that
shows the leach area can adequately percolate to achieve this threshold.

Impact. The project proposes to use an on-site system as its means to dispose wastewater. Based
on the proposed plans, adequate area appears available for an on-site system. The system will be
designed and reviewed by the engineer to ensure the system will be sited appropriately and can
accommodate the proposed development.

Mitigation/Conclusion. The leach lines shall be located at least 100 feet from any private well and at
least 200 from any community/public well. The leach lines shall also be located 50 from any
structures. Testing will be required to determine the most favorable location for the system. The
percolation rates and depth of permeable soils and rocks will be determined prior to design of the on-
site disposal system. Conditions have been included in the geology and soils section to address
location of the on-site disposal system. Prior to building permit issuance, the septic system will be
evaluated in greater detail to insure compliance with the Central Coast Basin Plan for any constraints
listed above, and will not be approved if Basin Plan criteria cannot be met.

14. WATER - Will the project: Potentially Impact can Insignificant Not
Significant & will be Impact Applicable
mitigated
a)  Violate any water quality standards? [] [] X []
b)  Discharge into surface waters or [] [] X [ ]

otherwise alter surface water quality
(e.g., turbidity, temperature,
dissolved oxygen, etc.)?

¢) Change the quality of groundwater
(e.g., saltwater intrusion, nitrogen-
loading, etc.)?

[]

d)  Change the quantity or movement of
available surface or ground water?

L O O
X

X O X

L O O

e)  Adversely affect community water
service provider?

) Other D

[]

[]

[] B
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Setting. The project proposes to use an on-site well as its water source. A pump test report was
submitted and demonstrates there is preliminary evidence that there will be sufficient water available
to serve the proposed project. Based on available information, the proposed water source is not
known to have any significant availability or quality problems.

The topography of the project is gently rolling to moderately sloping. The closest creek (Ellysly Creek)
from the proposed development is approximately 0.12 miles away. As described in the NRCS Soil
Survey, the soil surface is considered to have low to moderate erodibility.

Impact. As proposed, the project will result in the disturbance of approximately 4.95-acres of soil.
Storm water related impacts will be addressed by the required sedimentation and erosion control plan,
drainage plan, and Storm Water Poliution Prevention Plan. Based on the project description, as
shown below, a reasonable “worst case” indoor water usage would likely be about 1.77 acre feet/year
(AFY)

1 agricultural lot (w/primary (1.44 afy) & guest house (0.33 afy)) = 1.77 afy
Source: “City of Santa Barbara Water Demand Factor & Conservation Study “User Guide” (Aug., 1989)

A well test was performed on the project site and the well produced over 13 gallons per minute base
on a four hour pump test. The lowest rate of draw during the pump test was in the final hour of the test
where the well drew 13.11 gpm.

Mitigation/Conclusion. Since no potentially significant water quantity or quality impacts were
identified, no specific measures above standard requirements have been determined necessary.
Standard drainage and erosion control measures will be required as well as a Storm Water Pollution
Prevention Plan, and will provide sufficient measures to adequately protect surface water quality. The
mitigation measures are listed in detail in Exhibit B - Mitigation Summary Table (Geology and Soils
Section).

15. LAND USE - Will the project: Inconsistent Potentially Consistent Not
Inconsistent Applicable
a) Be potentially inconsistent with land |:| [] X []

use, policy/regulation (e.g., general
plan [county land use element and
ordinance], local coastal plan,
specific plan, Clean Air Plan, etc.)
adopted to avoid or mitigate for
environmental effects?

b)  Be potentially inconsistent with any [] [] X []
habitat or community conservation
plan?
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LAND USE - Will the project: Inconsistent Potentially Consistent

X

Inconsistent

Be potentially inconsistent with [] []
adopted agency environmental
plans or policies with jurisdiction
over the project?

Be potentially incompatible with [] []
surrounding land uses?

Other [] L]

X
[]

Not
Applicable

[]

[]
<

Setting/Impact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CDF for Fire Code, APCD for Clean
Air Plan, etc.). The project was found to be consistent with these documents (refer also to Exhibit A
on reference documents used).

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent or

compatible with the surrounding uses as summarized on page 2 of the Initial Study.

Mitigation/conclusion.

above what will already be required was determined necessary.

16.

b)

MANDATORY FINDINGS OF Potentially Impact can  Insignificant

SIGNIFICANCE - Wil the Significant  &willbe  Impact

g mitigated
project:

Have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a
fish or wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of

California history or prehistory? |:| IE

Have impacts that are individually limited, but cumulatively
considerable? (“Cumulatively considerable" means that the
incremental effects of a project are considerable when viewed in
connection with the effects of past projects, the effects of other
current project's, and the effects of

probable future projects) D E]

Have environmental effects which will cause substantial adverse
effects on human beings, either directly or

indirectly? D D

[]

]

X

No inconsistencies were identified and therefore no additional measures

Not
Applicable

[]

[]

[]
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For further information on CEQA or the county’s environmental review process, please visit the
County’s web site at “www.sloplanning.org” under “Environmental Review”, or the California
Environmental Resources Evaluation System at “http://ceres.ca.gov/topic/env_law/ ceqa/
guidelines/” for information about the California Environmental Quality Act.

County of San Luis Obispo, Initial Study for Malouin Conditional Use Permit-reviewed Page 18
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Exhibit A - Initial Study References and Agency Contacts

The County Planning or Environmental Division have contacted various agencies for their comments
on the proposed project. With respect to the subject application, the following have been contacted
(marked with an [X]) and when a response was made, it is either attached or in the application file:

Contacted Agency Response

& County Public Works Department In File**

E] County Environmental Health Division Not Applicable
|:| County Agricultural Commissioner's Office Not Applicable
|:| County Airport Manager Not Applicable
D Airport Land Use Commission Not Applicable
Air Pollution Control District None

I:I County Sheriff's Department Not Applicable
D Regional Water Quality Control Board Not Applicable
& CA Coastal Commission None

D CA Department of Fish and Game Not Applicable
IE CA Department of Forestry In File**

& CA Department of Transportation In File**

l—_—l Community Service District Not Applicable
& Other Larry Kelly In File**

D Other Not Applicable

** “No comment” or “No concerns™type responses are usually not attached

The following checked (“‘I") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

XI  Project File for the Subject Application X North Coast Area Plan

County documents and Update EIR

[] Airport Land Use Plans L] Circulation Study

X Annual Resource Summary Report Other documents

[ 1 Building and Construction Ordinance X]  Archaeological Resources Map
Xl Coastal Policies X]  Area of Critical Concerns Map
D Framework for Planning (Coastal & Inland) Areas of Special Biological

X  General Plan (Inland & Coastal), including all Importance Map

maps & elements; more pertinent elements
considered include:

Agriculture & Open Space Element
Energy Element

Environment Plan (Conservation,
Historic and Esthetic Elements)
Housing Element

Noise Element

Parks & Recreation Element
Safety Element

Land Use Ordinance

Real Property Division Ordinance

Trails Plan

Solid Waste Management Plan

California Natural Species Diversity
Database

Clean Air Plan

Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation

Service Soil Survey for SLO County

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central
Coast Basin — Region 3)

GIS mapping layers (e.g., habitat,
streams, contours, etc.)

Other

MOXNK XXX
O X XXX KXXX X

LI
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In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

Biological Review, Muddy Boots Environmental Consulting, April 2004

Cultural Resource Survey, C.A. Singer & Associates, March 2004

Engineering Geologic Study, Cleath and Associates, November 2003
Geotechnical Engineering Report, Mid-Coast Geotechnical Inc., November 2003
Pump Test Report, Bailey Drilling & Pump, February 2004

Visibility Assessment, Morro Group, April 2004

Visibility Confirmation Letter, Morro Group, August 2004

County of San Luis Obispo, Initial Study
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Exhibit B - Mitigation Summary Table

Aesthetics Mitigation

AS-1 At the time of application for construction permits, the applicant shall provide an exterior
lighting plan. The plan shall include the height, location, and intensity of all exterior lighting. All
lighting fixtures shall be shielded so that neither the lamp or the related reflector interior surface
is visible from Highway 1 and the key viewing areas identified in the visibility assessment (April
2004). All lighting poles, fixtures, and hoods shall be dark colored. This plan shall be
implemented prior to final inspection or occupancy, whichever occurs first.

AS-2 Prior to framing inspection and after completion of rough grading of the site and berm,
a qualified visual resource expert shall verify the effectiveness and appearance of the berm
relative to the proposed structure. Reference flags or markers shall be erected at the critical
dimensions of the proposed residential and barn structure. The project site shall be viewed from
the key visibility areas along Highway 1 identified in the Visibility Assessment, Morro Group,
April 2004. If it appears after the final grading the residence will be visible above the berm,
recommendations shall be made to eliminate such visibility. If necessary, final adjustments shall
be implemented to ensure that the berm will successfully hide the structure and will appear as a
naturally occurring landform.

AS-3 Prior to final inspection, to the greatest extent possible, final grading of the berms and all
other earthwork shall be constructed with a rounded transition between adjacent slope and
grade-angles. The radius of the rounding shall be as large as possible. This slope rounding
measure will reduce the angular appearance of the berms and other earthwork as seen from
State Highway 1 and the Key Viewing Areas.

AS-4 Topsoil from all disturbed areas shall be removed, stockpiled, and reapplied during final
grading as a surface layer to the entire berm. This measure will reduce the potential visible
contrast between the berm and the adjacent hillside and will promote grass growth.

AS-6 Absolutely no trees, shrubs, or ground cover shall be planted on or around the earthen berm
such that the plant would be visible from Highway 1. No trees or shrubs shall be planted
between the residence and the residence side of the surrounding berm that will extend above
the height of the berm and consequently be seen from Highway 1. Only grasses similar to the
existing grass on the adjacent hillsides shall be planted on the side of the berm visible from the
highway. No supplemental irrigation shall be applied to the grasses once they have been
established. This measure will reduce noticeability of the project site, and will minimize visual
contrast between the project site and the adjacent landcover.

AS-7 An erosion control/ seeding plan shall be prepared by a qualified erosion control and
revegetation expert and approved by the appropriate County representative. The erosion
control strategy shall include a mechanical component such as erosion control blanket, as well
as a seed mix consisting of grass species found on the adjacent hillsides. Successful erosion
control measures will reduce the potential for gullying and visual scars on the berm.

AS-8 The project applicant shall retain a qualified revegetation and erosion control expert to monitor
the success of the erosion control and grass revegetation efforts for period of 2 years after
construction. Between the months of October and April the monitor shall make bi-monthly site
visits, identify any deficiencies, and recommend measures to fix deficiencies. The project
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applicant shall implement the recommendations of the monitor. The monitor shall provide an
annual written report of the progress to the appropriate County representative.

AS-9 The roofs of the residential and barn structures should be designed with hipped rooflines. Roof
and wall colors shall be limited to earth tones, muted greens, browns and grays and no brighter
than 6 in chroma and value on the Munsell Color Scale on file in the County Department of
Planning and Building. No shiny metal or glazed tile roofing material shall be used. These
measures will ensure visual compatibility between the structures and the setting if for some
reason in the future the effectiveness of the berm is compromised.

AS-10 At the location shown on the project map (Figure 1), the top of the proposed water tanks shall
be no higher than 4 ft. above the proposed grade of 480.0 (2 ft. lower than the top of the
adjacent berm). If the water tanks are redesigned to be located along the north side of the
residence, the top of the proposed water tanks shall be no higher than 13 ft. above the proposed
grade of 480.0 (2 ft. lower than the top of the adjacent berm on the north side). This will result in
effective visual screening of the water tanks as seen from Highway 1.

AS-11 No solid fencing or walls shall be installed if they can be seen from Highway 1. Fencing shall
have an open character and be agricultural or rural in appearance. Colors shall be generally
earth-tone, and white or light colored materials or paint shall not be used. No site amenities
such as sheds, storage areas, stockpiles, etc. shall be built or placed along the outside of the
berm. This measure will reduce visible contrast with the rural setting as seen from Highway 1.

AS-12 Planting of vegetation and/or construction of additional structures visible from Highway 1 may
result in significant visual impacts. A visual analysis shall be conducted for future site
improvements potentially visible from Highway 1.

AS-13 Prior to final inspection, the applicant shall provide verification (by means of consultation
with the projects visual consultant and written documentation) that all required
recommendations to reduce project visibility (numbers 1-10) have been implemented to the
satisfaction of the County of San Luis Obispo per the recommendation of the Visibility
Assessment, Morro Group, April 2004.

Air Quality Mitigation

AQ-1 During the site-disturbance and/or construction phase, the applicant shall reduce the
amount of the disturbed area where possible.

AQ-2 During the site-disturbance and/or construction phase, the applicant shall use water
trucks or sprinkler systems in sufficient quantities to prevent airborne dust from leaving the site.
Increased watering frequency shall be required whenever wind speeds exceed 15 mph.
Reclaimed (nonpotable) water shall be used whenever possible.

AQ-3 During the site-disturbance and/or construction phase, all dirt stock-pile areas shall be
sprayed daily as needed.

AQ-4 During the site-disturbance and/or construction phase, permanent dust control measures
identified in the approved project revegetation and landscape plans shall be implemented as
soon as possible following completion of any soil disturbing activities.

AQ-5 Upon completion of initial site-disturbance/grading activities, exposed ground areas that
are planned to be reworked at dates greater than one month after initial grading shall be sown
with a fast-germinating native grass seed and watered until vegetation is established.
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AQ-6 Upon completion of site-disturbance/grading activities, all disturbed soil areas not subject
to revegetation shall be stabilized using approved chemical soil binders, jute netting, or other
methods approved in advance by the APCD.

AQ-7 All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as possible.
In addition, building pads shall be laid as soon as possible after grading unless seeding or soil
binders are used.

AQ-8 During the site-disturbance and/or construction phase, vehicle speed for all construction
vehicles shall not exceed 15 mph on any unpaved surface at the construction site.

AQ-9 During the site-disturbance and/or construction phase, all trucks hauling dirt, sand, soil, or
other loose materials are to be covered or shall maintain at least two feet of freeboard
(minimum vertical distance between top of load and top of trailer) in accordance with CVC
Section 23114.

AQ-10 During the site-disturbance and/or construction phase, install wheel washers where
vehicles enter and exit unpaved roads onto streets, or wash off trucks and equipment leaving
the site.

AQ-11 During the site-disturbance and/or construction phase, sweep streets at the end of each
day if visible soil material is carried onto adjacent paved roads.

Biological Resource Mitigation

BR-1 Prior to issuance of construction permits, the limits of disturbance shall be shown on the
project plans. Ground disturbance shall be confined to the smallest possible area during grading
and construction activities.

BR-2 Prior to issuance of construction permits and prior to conducting any ground
disturbance work, a qualified botanist shall develop a restoration and monitoring plan that will
be approved by the County Planning Department prior to its implementation. The restoration
and monitoring plan shall include the following activities:

1) Prior to any ground disturbing activities, a qualified botanist shall inventory the area
to be impacted (impact area) and record the number of paintbrush plants to be removed, the
number of paintbrush plants in the surrounding area that will not be removed, and document
all the number of each species of other associated plant species in the impact area. Similarly,
the paintbrush populations on the remainder of the property shall be accurately mapped and
counted.

2) Topsoil from the impact area shall be collected and stockpiled until project activities
cease, after which the topsoil shall be replaced on the cut and fill slopes.

3) Atleast one year from restoring the topsoil to the cut and fill slopes, a qualified
botanist shall monitor the plant regeneration in the impact area by documenting the numbers
of paintbrush plants that regenerate in the area. The number of each species of other
associated plants shall also be documented in the impact area. Monitoring efforts should be
conducted during the flowering period for the paintbrush so that it can be identified if it occurs
in the impact area.

4) At the conclusion of the monitoring effort, the botanist shall submit a monitoring
report to the County Planning Department documenting the findings of the restoration efforts.
If plants do not regenerate the first year, monitoring in two subsequent years during the
paintbrush flowering period shall be required, with submittal of a monitoring report to the
County. Upon approval of the final monitoring report by the County, restoration efforts would
cease.
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Prior to issuance of construction permits, an open space easement shall be established
over the remaining paintbrush populations. The easement shall be located away from roads
and areas that receive on-going maintenance.

Cultural Resource Mitigation

CR-1

CR-2

Prior to issuance of construction permits, the applicant shall submit a monitoring plan,
prepared by a subsurface-qualified archaeologist, for the review and approval by the
Environmental Coordinator. The consulting archaeologist responsible for the monitoring
program shall be provided with a copy of the previous archaeological investigations (Singer,
2004).The monitoring plan shall include at a minimum:

A. List of personnel involved in the monitoring activities;

B. Description of how the monitoring shall occur;

C. Description of frequency of monitoring (e.g. full-time, part-time, spot checking);

D. Description of what resources are expected to be encountered;

E. Description of circumstances that would result in the halting of work at the project site

(e.g. What is considered “significant” archaeological resources?);
F. Description of procedures for halting work on the site and notification procedures;
G. Description of monitoring reporting procedures.

Upon completion of all monitoring/mitigation activities, and prior to occupancy or final
inspection (whichever occurs first), the consulting archaeologist shall submit a report to the
Environmental Coordinator summarizing all monitoring/mitigation activities and confirming that
all recommended mitigation measures have been met. If the analysis included in the Phase Il
program is not complete by the time final inspection or occupancy will occur, the applicant
shall provide to the Environmental Coordinator, proof of obligation to complete the required
analysis.

Geology and Soils Mitigation

GS-1
GS-2

GS-3

GS-4

GS-5

Cut and fill slopes of 2:1 are recommended for newly created cut and fill slopes.

Upon completion of grading activities and as soon as feasible, drainage improvements
shall be installed to handle winter rainfall runoff in the vicinity of the proposed structures and
roadway and designed to prevent erosion.

Prior to issuance of construction permits, the roadbed design shall be based on sampling
and testing of the underlying rock. The results of the sampling and testing shall be submitted
with the proposed road design.

The location of the on-site wastewater disposal system shall be located a minimum of 50 feet
from any structure and sited where adequate percolation rates and sufficient unsaturated
permeable sediments or rock are present. Disposal sites shall be located away from steep
slopes where surfacing effluent could occur.

The project engineer shall observe the leach field excavations to ensure compliance with the
recommendations of the geotechnical reports and present the findings in an “as-graded” report
prepared by the engineer of record prior to final inspection.
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GS-6 Prior to issuance of construction permits, the applicant shall submit a Storm Water
Pollution Prevention Plan to the Department of Planning and Building.

GS-7 Prior to issuance of construction permits, the applicant shall submit a sedimentation and
erosion control plan (CZLUO Section 23.05.036) for review and approval by the County
Planning Department.

GS-8 Prior to issuance of construction permits, the applicant shall submit a drainage plan
(CZLUO Section 23.05.042) for review and approval by the County Planning Department.

Hazards and Hazardous Materials

HM-1 To minimize potential fire safety impacts, the applicant agrees to abide by the
recommendations made by the California Department of Forestry (November 2, 2004 letter),
and the Fire Safety Standards (CZLUO Sec. 23.05.086). All conditions stated in the fire safety
plan shall be met prior to final inspection.

Transportation Mitigation

TR-1 Prior to issuance of construction permits, the applicant shall apply for an encroachment
permit from The California Department of Transportation (Caltrans) and submit a written
acknowledgement from the department permits office stating that the driveway connection to
State Route 1 has been designed to the satisfaction of the state engineering and
environmental standards.
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(SEE WOTE 7 BELON] DITRAVENTAL AROUNTS OF ORGAMIC KATERUY ARE HOT PERKITED IH ALL
LS,

& HE ST IS 1096 GRACED [0 DIRECT ALL SURFACE DAVNAGE AWRY FRON CUT AKO FLL SLOPLS
ANG THE EUMOING FOUNDATON (AS SHOWN BT ARRIRSL UMLESS DIFKANISC HOTED ALL GRADIG
SHALL HAYE A MINKUY SLOPE OF ZX,

£ AL RUOF DRURACE SHALL BE COXLECTED AND IVALCTED AWAY FROM CUT AND FLL SLOPES.

7. IOFSON_ SHOWD BE SIACKPIID AND ARDXSTINGUTED OVIA D/SIVSRED SURFACES OWCL Pl
GRADE 5 ESTAZUSHED, STOCKFILED MATERULS NUST.BE FROTECIED FROM MM AHD LROSION BY.
PLASTEE SHEETS O OTHER FROITCTIVE COVERING.

&AL DISTURBED AREAS ARE IO B€ SEEOLD 10 MINMITE EROSION, USLESS PERVANENT.
ANDSEAPING 15 MSTALLED CONCURRENILY WITH CONSTRUCTION. YEGETATION SHOIAD 8€ weLL
CSTABUSHED PRIOR TO NNAL EHSPECTION.

PUSL COHIRN NOTES:

1, ALL RATDTAL DXTAVATED OF GRADED SHALL BL SUFFTENILY WATTRID TU
PAEVINI EXCESSIVE ANOUNIS OF DUST. WATERING SNAIL DXCUR AT LEAST DAXY
CARF MTH CONFUETE COVERAGE, PREFERABLY M LATE MXCRMKG AND AFTER WORK
I5_FRWSHED FOR THE BAT.

2. AL CLEARING, CRAGING, EARTH MOVWG, OR EXCAYATON ACIVITAS SHALL
CEASE DURING FERIODS OF WiGH WINDS (Lo, GREATLR TRAN 20 APH AYERAGED
OYER ONE WOUR) 50 AS 10 FREVINY DXCESSIVE AWOUNTS OF DUst.

5. Mib MATERUL TRANSPORTED OFF-SITE SHALL BC ENTMIR SWTICIENILY ¥ATEREO
DR SECVRELY COVERED [0 FREVEWT XTSIV ANOUNTS OF DUST,

4 THE ARCA DISTURGID BY CLIARING, GRADWG, CARTH NOVIMNG, OF EXCAVATION
OPERAIONS. SHALL B WWANZED SU AS 10 PREVENT EXCISSIVE ANOUNTS OF DUST.

5. PIRMANINT DUST CONTROL WCASURCD ADENTVLD I JHE APPRGYFD PROICT
REVIGHIATION ABO LANDSCAPE PLANS SHAWL 8 IMPLENENTED.

1. AL GPADIWG SUAIL COVDAR D INE FECLOWTC APPUCELL CODES:

7 UBC & CHIT. ANINDVINTS):

s 5 MC b CALY. AMINONCHTS)

» 100] CALOINE HECUNICIL CODE {1997 UPNG UNG & T ALENTHONTS)
+ 7001 CALYDANU PUUAGEING COGE (1997 BAMQ UPC & CHIS ANEHOV(NTS)
* GRADNG - J§ URC APPOMDIX

“ CIUNTY SURIING & CONSTRUCTION DADNINCE - MU 28

+ COUNTY COISTAL 206 LARQ USE ORDMAKCE = TLE 27

¥ CALNDONU STAIT CHCAGY & ACCOSSIBUTY STANDUROS - €4 ATLE M4

1. DUST CONTROL 15 12 BE UWTUNCD AT ML XS QUANT CONSTRUCTON.

& AREA OF UL UL BC SCAMYED. BENCKLD AMO RICOMPACTTO PANR TO RENACING INL AKD ORSERVTD
BY SGUL R OV ENGWELR,

4. [RL MATERAL WAL BE SLCONPACTID 1D SOX OF MAYAUM DEHSITY. 4 TOU 03 COVIL ENGINEER O
LETERMGNE GRADPYG FERFDRN(D 15 W SUBSTANTIAL COMDRRUEL WITH [ APPROVID TLAHS AMD 1S SUTARE

5 RDMGIT ANY BILITEROUS MATTRLL (WOK-COUPLIING MATEXUL) ENCOUNTERID BOTURE PLICAS TRLL,
INCLUOING DTSTING BRUSH, MATIVE GRASSLS, ORGAHIC 0T3RS, ROCK LASSTR PHIN §” DUNETLH, AMD ANY
UNSTAALE SON- EACOUNTIRED 14 INF TAL AREA.

£ HD CUT OR ML SLOVE UL B¢ CONSITUCTED STELFLA THAN TWD HORITONIAL FO OKC YEANEAL {2:1).

7. U DISTURED AREA SHALL BT HYDRO SEEDED OR PLANIED WK ASPROYEQ EROSAON CONTROL VIBELINGY
AS 500 LS PRACDCAL ATIR CONSTRUCTION /S CONPLITL. F GRADING OCCLNS SETWEEN OCIOSER 15 AXD
PR 15, TENFORARY SUOIMENT AND ERISION CONROL NEASUALS SHALL SC INSTAULLD AT SHOWN. Alt CUT
AND A SLOPES SHALL AC SECDED AXD COVERED WITH SIRAW WULCH AS SOON AS MOUGH CRADING 15 °

SHOULD GRADWE OXCUR BETWTEN OCIDGER 1S AND APRK. 5. MOTIS MD DITALS ARL ShOXN Of TNIS NAN.

11, DIINECANG APORTS FOR CUT OA DLL SLOPE STTEPIR MHAW (2:1) SHHL B SUFKITTED 10 THE FMLD
INSPECTOR.

12, ANT TREES WKW 20 TET OF CRADWN? ACTIVITAS SWAU D€ FROTICIED AS SCCWRYRD W TiE PRET
PROTECTION MOTES.

13, A EOND FUR THL PROPOSED SUOPE OF WORK MAY BE MTCESSARY 10 DNSURE TTAT INT MDRK, & NoT
COUFITID M ACCORDINGE WIT THE APPROVED FANS & SPECIICATIONS, WHL O CORRICTED 10 ELAAWIT
HAZANDOUS CONDIONS. POMYNG REQURED SHALL SATISTY LAND USE PERMT CONOTTIONS.

14, PRE=CONSTRUGTION MECTING REQUIED MAY BL SCTUR BY CLUNG J81-3602, BI-NTLALY REFORTS 8Y THC
SOU DR CTVRL ENGNETR AR PEQUIED 10 ADDAYSS AND WONITOR JOB PROCHESS. MELDING STATUS oF
EROSION AN SIDININIATION MOMTORING.

LROS'ON AND_ SEORENT CONTRON, WOTES:

I 14T CENTRAL CONTRACTOR SHALL PROIYCY AL CVSTURRID SOILS 7D FREVENT EROSION AND STDIMINT
WIGRETON DURIVG THE WIT SEASON (001, 15 ~ APRY 18]

2. EST BAKAGEWEN] PRACIKIS WSTALLED WUST EXSURE TMAP SOLS, SLOMENT AXD DB D9 NOT REAYE
THE. CONSTRUC IO SIFE.

X DISTVRRED SOK SURFACES SNALL BE FROITCIED AND SIASMIZED BT HYDRO STEDHS, SETGING AND
COVERNG WITH STRAW MULCH (1 THICK IR}, PLACENENT OF STRAW KATS AND BLANKLTS, O OPYR
NETHDGS OETWCD MLESSANT, YEGETATION WUST D€ ESTABUSHED PRIOR TD RAINS TO B CONSIDERCD
EFFECTVE EXDSION COITROL

4 If CONGTRVCTION OCCURS DURWS WET SEASOX, INE PRONCT BONGARY AND ARY AREAS OF
CORCENTRATED MMWOFT SKAU B€ PROIECIID 87 FLT FENCE PLACEWENT (SIE S/td FINCE DEMAL

A NECESSIAY KDASVRES SHALL BE TANIN FO A7EVEND SOU AND MUO TRACKING ONTO fNE STRELT WNEW
VOIKLES LEAVE THE CONSTRCTON SITE.

. ALL NECFSSIARY MEASURES SHALL Bf TAKTH. T FREVONT OFFSITE RUNDET, INCLUGING STRIET RUNO/T,
TROM (NTERING DN COWSTRUCTION STIE.

LLBTHWORY ESTRAIES:
ACCESS CRVEMAY:
1500 cuble rords CUT; 1500 cuble yonds ML

CUT MAX HLGHE: 2 FT, FRL MAX MERGH 3T
ASEH OF DiSTURBINCE: 3.0 ACRLS

AR

850 cudke yords LUI; S50 eubie prdy FiL
COT MAX HEKHT; 2 1T, FRL MAY HERMT: I T
AREY OF DNSTURRANCE; 0.31 ALKE

RESDINCE:
* 8000 rudic yerds CUT; 1200 swble rardr ML
CU7 LAY MCH1; O FT. FUL MAX REGHT: 8 7T
ASEA OF INSTURMALE: 1,30 ACKDS
TOMIL CUL/ALL: = 19050 CY YOS CUT/SISC CY YDS FRL
FOTAL ARER OF DISTURBANCE:. = 493 ACQES
HOTE: DXACT SHRINKAGE, CONSDUDATION AMO SUBSIGENCE TACIORS AMU LOSSES DUL 10 CLEARING

ARE HOT INCLUTED. INE GRADING CONTAACTOR JS RESPONSWLE 10 DETERMINE EXACT CUANTIFIES
AND BID ACCORDIVGLY. ANY EXCLSS WAIERUAL WLt BT SPREAD AND STARILZID CF RAED DVFNIT.

BOTE: CXCCSS SO MU BL SPREAD BODMD BUABHG ARCA (NO§-STRUCTUPAL)
SHE_REPORIS:

SGLS BEPOR:

NIB-COAST CIOMHECKICAL 11-13-03 J03-5%0

PERCQUTION TEST:
MID-COAST GLOTVECHICAL 12-4~08 JOI-5600

croLosicaL STUDr:
CLARR & ASSOC. 11-20-03

/
HERERAL COMSTRUCTION. GRADING & DRAIRACE MOTES; /‘\
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CONSTRUCTION, GRADING & DRAINAGE NOTES & DETAI

JIM MALQUIN RESIDENCE

T3

PARCEL 2, OF CO 75-214 (18PU37)

APN: 046-061-010 & 046-061-011

CABRILLD HIGHWAY (NWY 1) HARMONY, CA.
COUNTY OF SAN LUIS OBISPO

T T S, AL oA B2 173754

PXET An.

G3-118 REY 9

COUALIT,

5. MHWUN 5T BACK 7T CA(EXS AND BUUIYY SHALL PU MUINTAINID. MUNIWUK SET BACK OF IO FIET JRON
AL PROFERTY UNIT WL IE KANIAINTD FDR ALL CRADIKG. (NOTZ! THIS NILL NOT 5L A ISSUC OR THIS
PRAJLCT)

5. MRV CRAND SLOPL ANAY TRON EILOMGCS SHALL B Z¥ JUR THE FRST (VT FLET AROUND
FOUNATION.

10, AR APPROVED CROSIGN CONTRIL PLAN MAY SE REQUWED TO O€ SUBNIITID, AFPROVID AKD MPLLWINTLO
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ALL FOUNDATION DETAILS ARE WS e ,
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i , NTS w

~NOTE:
\ PLACE SILT FENCE
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T EXISTING DAIYEWAY

SI4 $95.0 INSTAUL 11 L3 OF 367 CWP.
Mt L2
&/ 16 {4 221, (SEE OETAR C) WM
(S'c5'22" DILF) #IP RAP FILLD . 4HO
TEUPORART ST FENCE

Lalis

ANT (ISTURSED SR SURFACES SHALL AF
STABKRID PER KOIE 3 OF THE (ROSIOY
AND SEDRENTATION CONTROL MOTES
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